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Previous S.16 Applications

Approved Applications

Application No. Uses/Developments D_ate Of_
Consideration
T Open St f Container Trailers 2:3.2001
emporar en Storage of Contai i
1. | A/INE-TKL/143 porary p . 9 (revoked on
for a Period of 3 Years
2.9.2001)
. 8.7.2011
Temporary Warehouse for Storage of Furniture
2. | AINE-TKL/363 . (revoked on
for a Period of 3 Years
8.4.2013)

Temporary Warehouse for Storage of Furniture
3. | AINE-TKL/453 ) 22.11.2013
for a Period of 3 Years

4.9.2015
Temporary Cold Store (Storage of Vegetables, Fruits and
4. | AINE-TKL/516 porary ( 0 ¢ (revoked on

Foods) for a Period of 3 Years
4.6.2017)
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Similar S.16 Applications for Temporary Warehouse

within “Open Storage” Zone and area shown as ‘Road’
in the Ping Che & Ta Kwu Ling Area in the Past Five Years

Approved Applications

Application No.

Uses/Developments

Date of
Consideration

Workshop for a Period of 3 Years

Renewal of Planning Approval for Temporary Warehouse 18.1.2019
1. | A/NE-TKL/606 | (for Storage of Tools Related to Engineering Works of (revoked on

Overhead Cables) and Dog Kennel for a Period of 3 Years 2.8.2021)
3 | AINE-TKL/686 Temporary Storage of Metal Hardware with Ancillary 29102021
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Government Departments’ General Comments

Land Administration

Comments of the District Lands Officer/North, Lands Department (DLO/N of LandsD):
* no objection to the application;

* the application site (the Site) comprises Old Schedule Agricultural Lots 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 Site;

* the private lots are covered by Short Term Waivers (STW) Nos. 1589 & 1590 for the purpose
of temporary cold storage and guard and temporary cold storage, transformer and switch room,
electrical room guard room, site office and switch room for fire service installation and pump
house respectively. Her office reserves the rights to take enforcement action for the breach
of STW;

* the GL inthe Site is covered by Short Term Tenancies (STT) No. NX1737 for the purpose of
toilet and open space; and

» if the planning application is approved, the lot owners will need to apply to her office for
modification of the use of STW/STT. The modification of the STW/STT will be considered
by the Government in its capacity as a landlord and there is no guarantee that they will be
approved. The modification if approved, will be subject to such terms and conditions
including the payment of back-dated waiver fee/rent and administrative fee as considered
appropriate by LandsD.

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

* he has no comment on the application having reviewed the Further Information; and

* the approval condition on the implementation of traffic management measures as proposed
by the applicants within 9 months from the date of planning approval to his satisfaction is
suggested.

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

* the proposed access arrangement of the application site (the Site) should be commented
and approved by the Transport Department;

* adequate drainage measures shall be provided to prevent surface water running from the
Site to the nearby public road and drains; and

* the access road connecting the Site with the nearby public road is not and will not be
maintained by his Office. His Office should not be responsible for maintaining any
access connecting to the Site.



3.

5.

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;

 as drainage facilities for the subject lots have been constructed under a previously approved
planning application and those facilities would be maintained by the applicant, submission of
a drainage proposal is not required for this application. Notwithstanding the above, the record
photos submitted by the applicant are unable to fully demonstrate the conditions of the
implemented drainage facilities (e.g. u-channel on the eastern portion of the Site and the
450mm diameter underground pipe have not been checked). Besides, the submitted as-built
drainage record does not match the actual site conditions (e.g. u-channel in photos P3a(1-5) is
not shown in the record plan);

* in view of the above, should the application be approved, a condition should be included to
request the applicant to submit updated condition records of the implemented drainage
facilities. The implemented drainage system should be properly maintained at all times
during the planning approval period and rectified if they are found inadequate/ineffective
during operation;

* the applicant should maintain the implemented drainage facilities whether within or outside
the subject lots at his own expense; and

* the Site is in an area where public sewerage connection is available. Environmental
Protection Department should be consulted regarding the sewage impact assessment and
sewage treatment/disposal facilities for the proposed use.

Environment

Comments of the Director of Environmental Protection (DEP):

* no environmental compliant related to the Site has been received in the past three years; and

* his advisory comments are set out at Appendix V.

Fire Safety

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

* no in-principle objection to the proposal subject to fire service installations and water supplies
for firefighting being provided to his satisfaction; and

* his advisory comments are set out at Appendix V.

Project Interface

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

* it is noted that the applied use 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. The P&E Study already commenced on 29.10.2021. While the implementation
programme of NTN New Town is being formulated under the P&E Study, the site formation



works will likely commence soon after the completion of detailed design in next stage. Hence,
subject to the land use planning in the P&E Study, the applied use, if approved, may need to
be vacated for the site formation works.

7. Building Matters

Comments of the Chief Building Surveyor/New Territories West, Buildings Department
(CBS/NTW, BD):

* as there is no record of approval granted by the Building Authority (BA) for the existing
structures at the Site, he is not in a position to offer comments on the suitability for the applied
use in the application;

* it is noted that six structures are proposed in the application. Before any new building works
(including containers/ open sheds as temporary buildings, demolition and land filling, etc.) are
to be carried out on the Site, prior approval and consent of the BA should be obtained,
otherwise they are Unauthorised Building Works (UBW) under the Buildings Ordinance (BO).
An Authorised Person should be appointed as the coordinator for the proposed building works
in accordance with the BO; and

* his advisory comments are set out at Appendix V1.

8. Other Departments

The following government departments have no objection to/no comments on the application:
@) Chief Engineer/Construction, Water Supplies Department; and

(b) District Officer (North), Home Affairs Department.
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Recommended Advisory Clauses

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

(b)

(©)

that:

(i)

(ii)

(iii)

the application site (the Site) comprises Old Schedule Agricultural Lots 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 Site;

the lot owners will need to apply to her office for modification of the use of STW/STT. The
modification of the STW/STT will be considered by the Government in its capacity as a
landlord and there is no guarantee that they will be approved. The modification if approved,
will be subject to such terms and conditions including the payment of back-dated waiver
fee/rent and administrative fee as considered appropriate by LandsD; and

the lot owners should comply with all the land filling requirements imposed by relevant
Government departments. GL should not be disturbed unless with prior approval;

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

(i)

(ii)

(i)

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

adequate supporting infrastructure/facilities for proper collection, treatment and disposal of
waste/wastewater generated from the applied 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 are duly certified by an Authorised Person; and

it is the obligation of the applicant to meet the statutory requirements under relevant pollution
control ordinances;

to note the comments of the Chief Highway Engineer/New Territories East, Highways
Department (CHE/NTE, HyD) that:

(i)

(if)

(iif)

the proposed access arrangement of the Site should be commented and approved by the
Transport Department;

adequate drainage measures shall be provided to prevent surface water running from the Site
to the nearby public road and drains; and

the access road connecting the Site with the nearby public road is not and will not be



(d)

(€)

(M

(9)

maintained by his Office. His Office should not be responsible for maintaining any access
connecting to the Site;

to note the comments of the Chief Engineer/Mainland North, Drainage Services Department that:

() the applicant is required to rectify the implemented drainage system if it is found to be
inadequate/ineffective during operation;

(i) the applicant should maintain the implemented drainage facilities whether within or outside
the subject lots at his own expense; and

(iii) the Site is in an area where public sewerage connection is available. EPD should be
consulted regarding the sewage impact assessment and sewage treatment/disposal facilities
for the proposed use;

to note the comments of the Chief Town Planning/Urban Design & Landscape, Planning
Department that the applicant is reminded to seek approval for any proposed tree works such as
pruning, transplanting and felling from relevant authority prior to commencement of the works;

to note the comments of the Director of Fire Services that:

() in consideration of the design/nature of the proposal, fire service installations (FSIs) are
anticipated to be required. The applicant is advised to submit relevant layout plans
incorporated with the proposed FSls to his department for approval,

(if) the applicant should be advised that the layout plans should be drawn to scale and depicted
with dimensions and nature of occupancy and the location of where the proposed/existing
FSlIs to be installed should be clearly marked on the layout plans; and

(iii) 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 the general building plans;

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

() it is noted that six structures are proposed in the application. Before any new building
works (including containers/ open sheds as temporary buildings, demolition and land filling,
etc.) are to be carried out on the Site, prior approval and consent of the Building Authority
(BA) should be obtained, otherwise they are Unauthorised Building Works (UBW) under
the BO. An Authorised Person should be appointed as the coordinator for the proposed
building works in accordance with the BO; and

(if) the applicant’s attention is drawn to the following points under the BO:

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



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

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

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

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;

the applicant’s attention is drawn to the headroom of the storey not be excessive,
otherwise GFA of the storey will be considered double counting under regulation
23(3)(a) of the B(P)R subject to justification; and

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

(h) to note the comments of the Chief Engineer/Construction, Water Supplies Department (CE/C,
WSD) that:

(i)

(ii)

existing water mains at the Site as shown in the Mains Record Plan (MRP) (Appendix Va)
may be affected. The applicant is required to either divert or protect the water mains found
on site;

if diversion is required, existing water mains inside the site area are needed to be diverted
outside the site boundary of the Site to lie in GL. 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
(DWS) for approval prior to commencement of works;

no structures shall be built or materials stored within 1.5m from the centre line(s) of
water main(s) shown on the MRP.  Free access shall be made available at all times for



(i)

()

staff of the DWS 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 DWS. 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 1m from any hydrant
outlet; and

— tree planting may be prohibited in the event that the DWS considers that there is any
likelihood of damage being caused to the water mains;

to note the comments of the Project Manager (North), Civil Engineering and Development
Department that the applied use 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.
The P&E Study already commenced on 29.10.2021. While the implementation programme of
NTN New Town is being formulated under the P&E Study, the site formation works will likely
commence soon after the completion of detailed design in next stage. Hence, subject to the land
use planning in the P&E Study, the applied use, if approved, may need to be vacated for the site
formation works; and

should the applicant fail to comply with any of the approval conditions again resulting in the
revocation of the planning permission, sympathetic consideration will not be given to any further
application.
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NOTES: ALL DIMENSIONS ARE IN MILLIMETRES UNLESS OTHERWISE SPECIFIED. PART COPY OF FRESH WATER MAINS RECORD PLAN(S)

ALL LEVELS ARE IN METRES ABQVE PRINCIPAL DATUM.
INFORMATION ON ALIGNMENT OF MAINS IS OF INDICATIVE . SUBJECT SITE
VALUE ONLY. WHERE POSITIONAL ACCURACY MAY BE OF
IMPORTANCE, DETAILS SHOULD BE SITE CHECKED.

FOR MAINS RECORDS SIGN CONVENTIONS AND DESIGNATIONS
SEE SKETCH NO. 3988. PRIVATE LOT
NO EXISTING SALT WATER MAINS IN THE VICINITY OF THE SITE. BOUNDARY FILE REF: (20) IN WSD/M/SP 3051/437/212S/11 PT.1
NO PROPOSED WATER MAINS IN THE VICINITY OF THE SITE. (FOR REF. ONLY)

NO EXISTING WSD CABLE IN THE VICNITY OF THE SITE. -

NO PROPOSED WSD CABLE IN THE VICNITY OF THE SITE.
THE SITE IS NOT WITHIN WSD GATHERING GROUNDS.

NO WSD LAND ALLOCATION / WWR WITHIN THE SITE AREA.

NO WSD SLOPES ARE AFFECTED IN THE VICINITY OF THE SITE.
Water Supplies Department
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BRmBSRIEREE C 1
EABBRER BE SRS 333 AR SS 155
EE : 28770245 B¢ 2522 8426
FE 5 tpbpd@pland.govhk

To : Secxetary, Town Planning Board _

By hand or post : 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax : 2877 0245 or 2522 8426

By e-mail : tpbpd@pland.gov.hk

HRATEBIEE%EE? The application no. to which the comment relates
A/NE-TKL/776

RS WAEE ’?%Eﬁﬂﬂ)

Details of the Comment (use separate sheet if necessary)

——
2
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rEEE SE A HE/eiE Na?xe ofp]s.son/company makmg this coxment

=2 Slgnature J ‘HEA Date ';07"9«. Q; ’é

fay

&W

16-SEP-2024 183:59 96% , P.003



OuUrgent ([JReturn receipt OExpand Group [ORestricted DPrevent Copy

From: _

Sent: 2024-10-04 EHAF 02:57:57

To: tpbpd/PLAND <tpbpd@pland.gov.hk>
Subject: A/NE-TKL/776 DD 77 Ping Che

A/NE-TKL/776

Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and Adjoining Government Land, Ping
Che ‘

Site area: About 3,496sq.m Includes Government Land of about 84sq.m
Zoning: "Open Storage” and area shown as 'Road’

Applied use: Warehouse (Storage of Building Design Mock-Ups) and Cold Store / 2 Vehicle
Parking / Filling of Land '

Dear TPB Members,

It appears that this operation has been ongoing for many years without the requisite
approvals.

Application 516 was revoked.on 4 June 2017 for failure to fulfil Fire conditions.

As the site includes Government Land members should question why no enforcement action
has been taken in so many years and if the facility is now up to standard.

Mary Mulvihill
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Yo Y0 }0 57"ﬁEJlﬁzﬂﬁ?ﬁﬁﬁﬁﬁﬁﬁ&i#ﬁ’zimf{ii . Paper No. AINE-TKL/776
SFEEI=T
R CEO M9
O Ji 1 CLULY

This—deeument—is—received—onm
The Town Planning Board will formally acknoy Form No. S16-111

the date of receipt of the application only upon o
ol =R S16-111 5%

of all the required information and documents.

APPLICATION FOR PERMISSION
UNDER SECTION 16 OF
THE TOWN PLANNING ORDINANCE
(CAP. 131)

R CWm R E R )CHI3TE)
55016 kIR X HYET Al B OER

Applicable to Proposal Only Involving Temporary Use/Development of Land
and/or Building Not Exceeding 3 Years in Rural Areas or Regulated Areas,
or Renewal of Permission for such Temporary Use or Development*

*Form No. S16-1 should be used for other Temporary Use/Development of Land and/or Building (e.g. temporary)
use/developments in the Urban Area)and Renewal of Permission for such Temporary Use or Development.

* FEfl - - R SRS F R R (IO TP AR e B R B W% S el a8 B
EHEF AR » [T E S16-1 5 -

Applicant who would like to publish the notice of application in local newspapers to meet one of the Town
Planning Board’s requirements of taking reasonable steps to obtain consent of or give notification to the current
land owner, please refer to the following link regarding publishing the notice in the designated newspapers:
https://www.tpb.gov.hk/en/plan_application/apply.html

E 7 A IAKE A S B A » AR AR 1 B St HUSHER T e A  [E) R S R T
+ AT A BT RS E B o —TE AT B RIS DU A hk A MR 1S R A R B A

https://www.tpb.gov.hk/te/plan_application/apply.html

General Note and Annotation for the Form

ey A a1 I, 2 45

# «Current land owner” means any person whose name is registered in the Land Registry as that of an owner

of the land to which the application relates, as at 6 weeks before the application is made
CER(T e A FSTEER RS AT B o H e TR A st A R 3% AP R BT T

THAIHEER ARIA

& Please attach documentary proof AT EEHH L4

A Please insert number where appropriate 54T i & Hh 5 5 ARG

Please fill “NA” for inapplicable item #5{F i FHAYE IS "FEH

Please use separate sheets if the space provided is insufficient ¥IFTHRLATZERIF I > s HER A

Please insert a " v | at the appropriate box  S5{FiE Y AN LI E v | 5
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Application No.

For Official Use Only B T 4 SR A / NE - ‘7# & / 776
i 7] H R I Date Received ' o d
Y% | 2 =1 SEP 2[}2['

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 Ochcs 333 Java Road, North Point, Hong Kong.
e 3 IR Z AT 3%1*%&%5{‘@351&?33 BRI (14 - %xﬁ%itﬁ EHEHE 333 SALABUTEE 15 8
WM EG(E AT, VT -

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.tpb.cov.hk/. [t 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
Pomt Hong Kong and 14/F, Sha Tin Govm nment Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories).

SRR (PR SE A ) MIFERIER MBI IL R c RO AR ARG E Pl (9
http://www.lpb.gov.hk/) » ZRHA] r@%ﬁ@{zgﬁm (AL AL 333 5fdbAEUF& 2 15 # — B35 2231 4810 ﬂj
2231 4835) Ry BHA H ESHAT 3R (B4R © 2231 5000) (FILAE%EE 333 SHEAEIT &5 17 LR
LRSS | SRV HBUT & 14 #)FHL -

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. -
LLFers P2 B @Oy E Tk - RE] 2 B Erp s RORERE R MR S RN - B335 AL TEN T L
TEAGHLFI04% - AR FR % A PR skl (R R A R 752 » % ,EQT?EHEF& HABH P -

1. Name of Applicant EFEF A &4 /428

(OMr. 4g4: /OMrs. g2 A /O Miss /O Ms. #2+4= / M Company 237 / [ Organisation 4% )

Lau Tak Kee Motor Engineering and Equipment Limited

2. Name of Authorised Agent (if applicable) JEFZFE(CHE A #42/48 (WHEAH)

(O Mr, 4545 /O Mrs, s A/ Miss /fE /T Ms. -1 / M Company 235] / [ Organisation $25 )

URBIS Limited

3. Application Site EH 55 Hf Bk

(a) Full address / location /| |ots 887, 890 S.ARP, 890 RP and 890 S.Bin D.D. 77
demarcation district and lot | and Adjoining Government Land, Ping Che, Sheung Shui,

number (if applicable) New Territories
FEAN Al SRR SRS R
HESSERE (AR

(b) Site area and/or gross floor areca

. MSite area #hHSERE 3496 sq.m 531 About £
5 b e =
ﬁbﬁ MR, SRR MGross floor area &t aife 2,260 sq.m ~f- 75 3f:MAbout £

(¢)  Areca of Government land included
(if any) 84

FrEfsmeir Hemm (i) | e sqm 3752k Hlabout &

Parts 1, 2 and 3 551~ 552 B85 3 345y

-5



Form No. S16-II1 F1&8E S16-111 58

(dy Name and number of the related Approved Ping Che & Ta Kwu Ling Outline Zoning Plan
statutory plan(s) No. S/NE-TKL/14
ok B Ry 44 18 B ARt
(¢) Land use zone(s) involved "Open Storage” and Area shown as 'Road'
S Rty H PR SR pen Slord
Warehouse (Storage of Building Design Mock-ups)
(fy Current use(s) with Ancillary Rural Warkshop
R R
(If there are any Government, institution or community facilities, please illustrate on
plan and specify the use and gross floor area)
COET BT - HSMEt AR » ST R B8R - 10E0E G R AR T )
4. “Current Land Owner” of Application Site HI S Hi By THT L HBEE A

The applicant EHEE A —

[

is the sole “current land owner™*® (please proceed to Part 6 and attach documentary proof of ownership).

T DRI A ) GREBSIEEIE 6 55 o MIRKSEAERIESCH) -

is one of the “current land owners™#& (please attach documentary proof of ownership).

RHEP—F5 BT A ) GETRSRIERINP) -

is not a “current land owner™*,

WiAE TEATRMERA L

Y
0l
a

The application site is entirely on Government land (please proceed to Part 6).

HA R Se & R BT it E (GEHRIARS 6 8D -

“n

Statement on Owner's Consent/Noftification

BLEE ANERE/ Y EE AR

According to the record(s) of the Land Registry as at ........ 14/08/2024 (DDMM/YYYY), this application
involves a total of ........ Y- currcnt land owner{s) "*.

*ﬁ%fi:l:ftﬁﬂﬁﬁz@z* ......... 2024...... £ ... B A a4 Blaysti - BRI HE
oo R 4 TET LR )\ 2!

(b)

The applicant H155 A -
k4 has obtained conseni(s) of ...... 1o “current land owner(s)™*.

[ = BT # THFT-Lh I A EE .

Details of consent of “current land owner(s)" * obtained E15 M3{743EER A "E=IEHE

. of ‘Current . . Date of consent obtained
No. of *Cu Lot number/address of premises as shown in the record of the Land

Land Owner(s)’ . . (DDMMIYYYY)
A | e e B A ALY
A BE B AL BRI FIRAOHE i (B/BE)
1 Lot No. 887 in D.D. 77 02/00/2024

(Please use separate sheets if the space of any box above is insufficient. 311_EFHEE SN ZERTE  SEEHEN)

3 Parts 3 (Cont’d), 4 and 5 23 (i ~ %8 4 K55 5 5y




Form No. S16-111 F2#E 58 S16-111 &

[ hasnotified ............... “current land owner(s)™
SECT TR 4 TETAHEEA ¢ -

No. of Currer:t Lot number/address of premises as shown in the record of the
Land Owner(s)

F BT 45 |- 12 Land Registry where notification(s) has/have been given -
5 /)kj 0 | (R R R A S A B A AT HE B SRTE, /B bk

/

{Please use separate sheets if the space of any box above s insufficient. ¥1_FFAFEFHE92EMT 2 « R ESE)

[.] has taken reasonable steps to obtain consent of or give notification 4 owner(s):

ERN ST BRI T35 AR BT A R4 A S 5T -

Reasonable Steps to Obtain Consent of Owner(s)  H745 -+ finid?5 A AYE 3 SRR ERAY-S THIEER

[J sent request for consent to the “current land owner(sy* on {(DDMM/YYYY)*®
i (B/EME)ag—4 "BT LR A ) "R REEE

() b e N (L R PR PR S B B

{7 published notices in local newspapers on {(DD/MM/YYYY)®
S (B/F/EVE LR B TR — 2R s

Reasonable Steps to Give Notification to Owner(s)

[] posted notice in a prominent positigh on or near application site/premises on

LS (E/ BAVEEYEE B 3 Bh 3 3 o P 3T O BT i B S R B B 3 R B AR

(DD/MM/YY YY)
(B/AMERENE BN TR RS T R/ E R eWER

Note: ¥lay insert more than one v/ | .
Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect of the
application.

ESH—EHEAL TV W
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Form No. S16-IT1 S16-111 %

6. Type(s) of Application Ef 55 3 5l

(A) Temporary Use/Development of Land and/or Building Not Exceeding 3 Years in Rural Areas or
Regulated Areas

Ar i E R S A R R it B SRR IPE T R A = SRR R B R

(For Renewal of Permission for Temporary Use or Development in Rural Areas or Regulated Areas, please
proceed to Part (B))

B 58 R e A S s P S SR TR T A » RSN (BB 3

Temporary Warehouse (Storage of Building Design Mock-ups) with

(a) Proposed Ancillary Rural Workshop and Cold Store (Storage of Vegetables, Fruits
use(s)/development and Foods) for a Period of 3 Years and Filling of Land
EmARRER

(Please illustrate the details of the proposal on a layout plan) (5 B B30 B SEREFHED

(b) Effective period of M year(s) & e 3 e
permission applied for
ERREAVEr T 40 : O month(s) HH  crrreeeieicrrenernenrrreaeeaas

(¢) Development Schedule ZER4RETF
Proposed uncovered land arca $EEEEE X 1 Him e 236 sq.m MAbout £
Proposed covered land arca S FEEHHERE 3000 e 2260 sq.m FAAbout 7
Propesed number of buildings/structures EEREESEYD A REERMIEIH ... i il s 6
Proposed domestic floor area B {EFHIHEIERE =00 e sq.m CJAbout £9
Proposed non-domestic floor area ¥EedE{EFRMEmmE @ 00 ..l 2260 .. sq.m MAbout 25
Proposed gross floor area EREEHEEER =00 e 2260 .. sq.m A bout £

Proposed height and use(s) of different floors of buildings/structures (if applicable) B:ERMHEEEMINY RS R~ Bl E

HIEESE IR (WIMEAD) (Please use separate sheets if the space below is insufficient) (FOLL T Z2/F & - sEHHELE)
Gra Hordomentle GFA | Eleustion of Ure | BoiKinE Height
Warehouse lat Slorage of Mock-up - from G tev
o S PO B PR
- S1orage of Bullding Design Room | Approv, 2,110m? Approx. B.Em
Mozk-up -Approx, 1,660mt
Motk et N [ PRSPPSO PP
- e P U TS TR SRR RURTURR
sty la g
Switch Room for £.5. lnstallation & Approndm |ttt etsevia4asisateaiieteerereererrrr et rdvbobadbatasbt bttt
b Pums Houte
Proposed number of car parking spaces by types =[BRS HL {7 1T HERE B
Private Car Parking Spaces FAZRELHEN . I ....................................................
Motorcycle Parking Spaces #gBiefessy .. |
o 4. .
Light Goods Vehicle Parking Spaces §RRIfEHIHE i 2@;@:&%15@@#\% .........
Medium Goods Vehicle Parking Spaces diBIFBSHE ... e
Heavy Goods Vehicle Parking Spaces EERIE QI !

Others (Please Specify) 3Ll GRBUED)

Proposed number of loading/unloading spaces _b 3% 2 B H T AY R B
Taxi Spaces [91-HifiI

Coach Spaces i gfir

Light Goods Vehicle Spaces fE&TYSHIHIfr

Medium Goods Vehicle Spaces thEIFEH#Ar i
Heavy Goods Vehicle Spaces EERYETHIEI{L !

Others (Please Specify) HAft (G595




Form No. S16-ITI #5458 S16-111 §

Proposed operating hours &5 BHERF

..............................................................................................................................

Yes 72 M There is an existing access. (please indicate the street name, where
: appropriate)
(d) Any vehicular access to H—EE R - GRETIERRAIBQIIER))
the site/subject bulding? Accessible from Ng Chow SouthRoad
AR [.] There is a proposed access. (please illustrate on plan and specify the width)
RS ? ‘ H—REERER - (FAEERIFRT - MREEHEERAEE)
No & O

{e) Impacts of Development Proposal #5358 B T80y 2 &8
(If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give
justifications/reasons for not providing such measures. (NS + 5 FESEATREF/DAISE IR BE 8
BN - BEIGHE IR - )

(i) Does the = . P—
development Yes£& [ Please provide details SEERLEERS
proposal  IIVOIVe | e s
alteration of
existing building? ---------------------------------------------------------------------------------------
R I I B TR | e
EEEEERE -
) No#&
Yes &2 M (Please indicate on site plan the boundary of concerned land/pond(s), and patticulars of stream
diversion, the extent of {ilking of land/pond{(s) and/or excavation of land)
(55 P AR P REETCE B, S A DRSSO - B - B8k B B0 A Rt
i)
[ Diversion of stream A 38 P i
(iiy Does the [] Filling of pond #i#
gf(‘)’;‘)‘;l;lme“;nvo]vc Area of filling EHEFTRE  ovveereenns sqm 7731 CAbout 43
the operation on the Depth of filling SEERER .....oovviiiiiieensn m3f¢  DOAboul &y
right?x . M Filling of land $1-1-
%? %ﬁgﬁﬁf g Area of filling BI L .....3496 . sqm¥EJisk FAbout 4y
g S Depth of filling I+ 1EFE ... Not known,..... m3f¢  OAbout £
7] Excavation of land &4
Area of excavation -+ Hf............... sq.m IEJ73 CJAbout £
Depth of excavation #-78RE ...l m 3t CAbout £
Noz |
On environment ${EgE Yes & [ No Fé&r [/
On traffic ¥\ Yes & [ No F& [/
On water supply $f{iE7K Yes & [] No F& ¥
(iii) Would the | On drainage ¥fHEK Yes & [ No ¢ [/
development On slopes ¥Rl Yes @& [ No A& [/
proposal cause any | Affected by slopes iy e 48 Yes & [ No € L/
adverse impacts? Landscape Impact S RiERcE Yes & [ No &
S B ET Bl | Tree Felling TR{RAIA Yes & [ No “R&
TR B % | Visual Impact B RE B E0 Yes @& [] No Fg M
g Others (Please Specify) Eifh (5E%1HH) Yes & [ No Fgr [

Part 6 (Cont’d) % 6 51




Form No. S16-I11 S16-111 &

Please state measure(s) to minimise the impact(s). For tree felling, please state the number,
diameier at breast height and species of the affected trees (if possible)
SRR R DB R - AL BRI RIS R ERIAE R - R BT
BER R OIENEE)

.........................................................................................................

(B) Renewal of Permission for Temporary Use or Development in Rural Areas or Regulated Areas
RS RS SR AR B SRR P AR B R AR T T R

(2) Application number to which
the permission relates A/ /

HAFF a1 BRAY ER S LR R

(b) Date of approval

e e (DD S/MM B/YYYY )

(c) Date of expiry

s | e (DD B/MM B/YYYY £E)

{d) Approved use/development
EftEesr oy AR R

The permissiopdoes not have any approval condition

plicant has not yet complied with the following approval condition(s):

3EE ADRIETT T FURRR A -

(&) Approval conditions

W I

Reason(s) for non-compliance:

ARIETTATEA -

(Please use separate sheets if the space above is insulficient)

Bl =R - S EEA)

(f) Redewal period sought [ wear(s) £ i
SESRAVBLEERR [0 month(®) fBH  eevereeeeerereeee e

7 Part 6 (Cont’d 6




Form No. S16-111 Z#4&5 S16-111 §%

7. Justifications T

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.

IR AR B S e R R E R YR - WERE SRR -

Please refer to the Planning Statement.

Part 7 7



Form No. S16-111 #2F&48 S16-111 5f

8. Declaration % Bf

I hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief.
IR - AR AETE © R ARRIRANE © SR AR

I hereby grant a permission to the Board to copy all the materials submitted in this application and/or to upload such materials
to the Board’s website for browsing and downloading by the public free-of-charge at the Board’s discretion.

AABLEE BTG A AT A PTR AT A R R/ 2k LR R o AR RSB TR -

Signature [ Applicant FEFH A / & Authorised Agent JHEfFHE(CEE A
= b\ Rr
............ ANDRE DAVID MORKEL 7 Director of URBIS Limited
Name in Block Letters Position (if applicable)
-8 GEDUESHEE) B CAEAD)
Professional Qualification(s) k4 Member €75 / [[] Fellow of #%E0 H
MR 1 HKIP SS8MIMRe / [ HKIA TSRsEmse /
[] HKIS Faasemedy /[ HKIE FHHITEMERE /
[J HKILA FHESEmES/  HKD F et
O RPP ZEfEESER AR
Others EAE .coicvnicmaiininy L\ NPT
on behalf of ;

: URBIS Limited B (ARTPY
e e T - O o O— S oo

P e R CEm)

Remark fsT

The materials submitted in this application and the Board’s decision on the application would be disclosed to the public.
Such materials would also be uploaded to the Board’s website for browsing and free downloading by the public where the
Board considers appropriate.

% Bl TR B 5 A STRAC AT RS ORI B g BT (EETE - ER B ERRSEOFRT - ARHH
Wibiig L BEZEREEERARERARR TR -

Warning %45

Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which is false in any material particular, shall be liable to an offence under the Crimes Ordinance.

(A AFEBAISRECE AT T > hiEsR P e AE U SE LR R AR o - BB R. (RIRIEITIRGTD -

Statement on Personal Data {[f A Zlehi e BH

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
departments for the following purposes:
% B (b i s B S TR B AR O R A Z B O RBUREIPT - DURESE (RATREIIRE1 FARAGIR TR
BZ B R RES MVREIELL TR ¢
(a) the processing of this application which includes making available the name of the applicant for public inspection
when making available this application for public inspection; and
BEMETE - BEATRETEHEARER  ENATRHANESEATER - b
(b) facilitating communication between the applicant and the Secretary of the Board/Government departments.

Jr{EEE AR B S E REBUTEF Z R This

2. The personal data provided by the applicant in this application may also be disclosed to other persons for the purposes
mentioned in paragraph 1 above.

FA A A B B S e SR A A TR - SR I E A - DA RS | B RAYREE -

3. Anapplicant has a right of access and correction with respect to his/her personal data as provided under the Personal Data
(Privacy) Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary
of the Board at 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.

FREE (E AR GBI (55 486 BDHTHIE » B AT e R o ESLE A - AERFE R REIEE AR
JiEfE 2 B e R AT RS R Bt BEE LA S 333 SLABIN S 151 -
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Gist of Application EBEEHEEE

(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. )
(BB LIS R oURET « B S TEMRS AL - LRENTHREERGEERAREEIE R
TERPHEIEREE N SR A2l o)

(For Official Use Only) (35 2778 23 FLHE)

Application No.
cHEF
Location/address
firg il Lots 887, 890 S.A RP, 830 RP and 890 S.B in D.D. 77 and Adjoining
Government Land, Ping Che, Sheung Shui, New Territories
Site area T 4t
T 3.496 | sq. m Y 77 3 M About &3
(includes Government land of € & I iF 1 it 84 sq.m 73 14 About £9)
Plan
&A1 Approved Ping Che & Ta Kwu Ling Outline Zoning Plan No. S/INE-TKL/14
Zoning
i "Open Storage" and Area shown as 'Road'
TYPC_Of ) M Temporary Use/Development in Rural Areas or Regulated Areas for a Period of
A BB 4 B AR R AU I S
e
M Year(s) = 3 O Month(s) Fi
] Renewal of Planning Approval for Temporary Use/Development in Rural
Areas or Regulated Areas for a Period of
[ BRI A 6 B 52 R A M L e 1T /5% R A R 5 v 4 1A A A
O Year(s) 4E U Month(s) A
Applied use/
development

FRTE R/ SR i

Temporary Warehouse (Storage of Building Design Mock-ups) with
Ancillary Rural Workshop and Cold Store (Storage of Vegetables,
Fruits and Foods) for a Period of 3 Years and Filling of Land

10 For Form No. S.16-I11 S.16-T11




Others (Please Specify) HEAf (SHF(HA)

(i)  Gross floor area sqm EFHE Plot Ratio H{PfElLEE
lot rati
Z;‘;gﬁzﬂp%%f’/& Domestic O Abow &9 ETAbout 25
i{ETﬁLtX - £H 0 O Not more than 0 CONot more than
TER BTN
Non-domestic & About & A About &5
JEER 2,260 [J Not more than 0.65  [ONot more than
& R
ii) No. of blocks Domestic
A ez 0
Non-domestic
JE(EF 6
iii) Building height/No. | Domestic s
of storeys f£H m 3§
BRI TR 0 O (Not more than “FZH4)
0 Storeys(s) |2
O (Not more than < Z5F%)
Non-domestic m 3K
gF‘EE% 300 - 860 Ef (NOt more than ;F%Ejs_)
1 Storeys(s) =
M (Not more than 7~ %14)
iv) Site coverage
HEER 85 % & About %7
v) No. of parking Total no. of vehicle parking spaces {SEZEfir 481 2
spaces and loading /
unloading spaces Private Car Parking Spaces FAZEELEEAL /
gﬁg{%k%gﬁ Motorcycle Parking Spaces EEEEELES{ir ! ‘ -
Light Goods Vehicle Parking Spaces §E%I 5B HE 1 %{%@%ﬂg@g %ﬁﬁi
Medium Goods Vehicle Parking Spaces ShHEI G BIHEfiL /J‘ Band
Heavy Goods Vehicle Parking Spaces BRI QI /

Total no. of vehicle loading/unloading bays/lay-bys
EIEE AR

Taxi Spaces Hy1-EE{iL

Coach Spaces Jf#fEHifir

Light Goods Vehicle Spaces §REIEE (T
Medium Goods Vehicle Spaces FRAYERE{Y
Heavy Goods Vehicle Spaces 2 I 5 EIHi{ir
Others (Please Specify) HAh (ZEF97)

pio]
—

%‘ {REI

1 For Form No. S.16-HII
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Submitted Plans, Drawings and Documents HE3ZRYMIEN - S8 B 304

Chinese  English
H3L L

Plans and Drawings B IR (R0
Master layout plan(s)/Layout plan(s) 2B4E S EEEE, /55T El
Block plan(s) #FArEHE
Floor plan(s) #&FFEE
Sectional plan(s) EitRE
Elevation(s) I7#[El
Photomontage(s) showing the proposed development B REEESSTEITERIER
Master landscape plan(s)/Landscape plan(s) [EliEzas14a[E A EiEGs
Others (please specify) HAth (3EFHEE)
As-built Drainage Plan {(Appendix B), Fire Service Installation Recerd {Appendix C),
Sprinkler System Layout Plan {(Appendix D}, Extent of Filling of Land (Figure 6 of Planning Statement}

Reports $g4-F

Planning Statement/Justifications FHBI4H4E/FHE

Environmental assessment (noise, air and/or water pollutions)
REAE (BF ~ BRE/KATE)

Traffic impact assessment (on vehicles) E{HEHAYATIRE & {E

Traffic impact assessment (on pedestrians) FE{T AfIAT RS EEET L

Visual impact assessment 5282880 h

Landscape impact assessment S B 8T L

Tree Survey HAZHIE

Geotechnical impact assessment + FJE2EEET (L

Drainage impact assessment $HE7KEZEEET (L

Sewerage impact assessment HESESEERT

Risk Assessment [EFEEE(E

Others (please specify) HA (FEFFEE)

Ooo0ooogocao
KOoOOoOoo®,

OOoooOoooooo 0o
OOd0000goonOo og

Note: May insert more thanone 7 ¢ | . 5% @ A[{ESRA—{EHEANL Tv 4 3%

Note: The information in the Gist of Application above is provided by the applicant for easy reference of the general public. Under no
circumstances will the Town Planning Board accept any liabilities for the use of the information nor any inaccuracies or
discrepancies of the information provided.  In case of dould, reference should always be made to the submission of the applicant.

o RIREREEIAEEATIERHR B SR AR LT RS - W FTIREDEHER R _E AR S8 EATISR - iR A
U AR - EE SR - MERR B AR -

For Form No. S.16-T11 {3584 S 16-111 §%
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Application for Warehouse (Storage of Building Design Mock-ups) with Ancillary Rural
Workshop and Cold Store (Storage of Vegetables, Fruits and Foods) for a Period of 3 Years and
Filling of Land at Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and Adjoining Government

Land, Ping Che, Sheung Shui, New Territories -
Planning Statement (Final Revision 1) ZZ th—'

.......

Executive Summary

This Planning Application relates to Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and adjoining
Government Land, at Ping Che, Sheung Shui, New Territories. It is prepared and submitted under
section 16 (s.16) of the Town Planning Ordinance (Cap.131) on behalf of Lau Tak Kee Motor
Engineering and Equipment Limited (“the Applicant”), to seek approval from the Town Planning Board
("TPB/the Board") for temporary planning permission for a Warehouse (Storage of Building Design
Mock-ups) with Ancillary Rural Workshop and Cold Store (Storage of Vegetables, Fruits and Foods) for

a period of three years, and for Filling of Land.

The majority of the Application Site falls within an area zoned “"Open Storage” ("OS") under the
Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14. A remaining small portion of land
comprises an area shown as ‘Road’ on the same OZP, within which any filling of land will require
permission from the Board. Available aerial photographic records show that the Site was filled to form
a development platform during a period up to 1996. As this was carried out before the current owners
acquired the land, there are no records, however, of the depth of the fill material deposited on the Site

or the nature of that material.

The applied temporary uses fall within the definition of a "Warehouse (excluding Dangerous Goods
Godown)' use specified in Column 1 of the Notes which is always permitted in the "OS" zone.
According to the Notes to the OZP, in any area shown as ‘Road’, temporary use or development of any

land or building not exceeding a period of three years requires permission from the Board.

The Application Site is approximately 3,496m? in extent, including Government land of approximately
84m?2. The total gross floor area (GFA) applied is approximately 2,260m?2. There will be six non-domestic
structures, including the main warehouse and other associated facilities namely the guard rooms, toilet,
electrical room, transformer room, and, switch room for fire service installation and pump house. Only
the transformer & switch room falling within the “OS” zone is a permanent structure. All structures will
be between 3m and 8.6m in height. The greater part of the warehouse will serve as storage space for
building design mock-ups for an ongoing building construction project. The ancillary rural workshop
activities will be carried out in the main warehouse to accommodate minor woodwork and wet-trades
on an ad-hoc basis to furnish the interior mock-ups. The remaining smaller part of the warehouse will
house the Cold Store for the cold storage of vegetables, fruit and food. No interface issue is envisaged
from these applied uses. Conditional planning permissions were previously granted to the Application
Site in 2011 and 2013 for temporary warehouse use, and subsequently in 2015 for temporary cold
store use. The applied 'Warehouse (excluding Dangerous Goods Godown) use is not the first of its kind

in the “OS" zone or the area shown as ‘Road’ on the prevailing OZP.

URBIS Limited -1-



Application for Warehouse (Storage of Building Design Mock-ups) with Ancillary Rural
Workshop and Cold Store (Storage of Vegetables, Fruits and Foods) for a Period of 3 Years and
Filling of Land at Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and Adjoining Government

Land, Ping Che, Sheung Shui, New Territories -
Planning Statement (Final Revision 1) ZZ ﬁk—r

.......

The Application Site will be accessible by a vehicular track from Ng Chow South Road via the main
ingress/egress point, which is approximately 7.5m wide. There will be two parking spaces for light
goods vehicles, which will also serve as loading/unloading bays on site. The operational hours will be

from 9:00a.m. to 6:00p.m. on Mondays to Saturdays, with no operation on Sundays and public holidays.

The Application for the filling of land establishes:
. through its historic use since filling in 1996, that the fill poses no recorded adverse drainage

impact to the site or surrounding area, with appropriate site drainage works in place.

The Application also establishes that the applied temporary use for a warehouse with ancillary rural

workshop and cold store:

. is in line with the planning intention of the "OS" zone and will not jeopardize the area shown as
‘Road’ given with the temporary nature of the applied use;

. as such, represents a prudent temporary use of Hong Kong's scarce land resources;

. mainly falls within designated “Category 1 Areas” which are considered suitable for open storage
and port back-up uses, in accordance with ‘Town Planning Board Guidelines for Application for
Open Storage and Port Back-Up Uses under s.16 of the Town Planning Ordinance’ (TPB PG-No.
13G);

. is considered compatible with the surrounding areas which are similarly occupied by open
storage and port back-up uses in large part;

. poses no adverse environmental or visual, traffic and drainage impacts; and

o does not set an undesirable planning precedent.

In view of the abovementioned merits of the applied temporary warehouse with ancillary rural
workshop and cold store for a period of 3 years, and filling of land, a favourable consideration of this

Application is respectfully requested from the Board.

URBIS Limited -2-



Application for Warehouse (Storage of Building Design Mock-ups) with Ancillary Rural
Workshop and Cold Store (Storage of Vegetables, Fruits and Foods) for a Period of 3 Years and
Filling of Land at Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and Adjoining Government

Land, Ping Che, Sheung Shui, New Territories -
Planning Statement (Final Revision 1) 2% tk—f

.......

WA RE
(NBAEHER > HDVCHRA )

AFFEN BB AR5 KPP SLEAT S 77 $UMERSS 887 9% ~ 55 890 5% A 77 ERERES - 55 890 SEEREL K
890 5% B 73 B BT LM - BIFECSE TREAIRAE O TEHFEA L ) BUHEE 131 ZhrHHEIR
B 16 6 > T REIR EE (T TS, ) S5O HE - Db R =R g (i
SeaeaTREN) M EATAT T35 R B (GRS ~ AR KR i) HYRERFRERT ] FOE - TA2 -

TP R T aE @ TR AL A Bl4mSE SANE-TKL/14 (T8 " R4HE | ) - KREBsr B e B Y " 58
RITY) 5 W5 - 65 T/ NS0 JBE_ERUR R TR ) AUt o FEZEE N T L TRV R AR &

FREEAIEIET ] - BUAHIMIZE IR SCERBURaZ R 1996 - 8 HHE-FLUP p— (B3 P& - 281 » NEZIE
+ TAREAEFRAT LA AT A e T > A SERC SRR E S B R RO VRl R B A

REFVER RS " BE (BRI o o B TERIY) ) N AT S AR -
7FF4§‘§7(£HIEI’\J (GEf) - fEE EEUREy TiERS ) AUt )T o (R ] Lath SR SR R B 8 2 = AR A BRI
AREEEEE > WA & R BT AT -

FHEEHBEAY IR R4 3,496 ~FJT0K - EIHELY 84 SPITRIVEUE FHMY - /2 FH SR YR I G 4Y &y 2,260 ~F
Jiok o HEEHESILRE /N ET R RIS - AiE LB A AR - EAR R E - HifT - BCEE -~ 2
BREs = ~ HPIREACER = AT f5 o R SEREs MECEE = Rk JIREEY) - FrAshtis S RN 3 0K £ 8.6
SRZFE - B RN B2 R R R B R i L o T H B SRaa TR - YOG (R @z e - AR
T B BAR TSRS TSR - BREENER NEUN B ERE R - USRS ~ AR & -
THEHE R EHAY AR R A G AR - FEEHRETY 2011 A1 2013 45 LS S G Ay E5T o] (FRGHT
BEMZ® BB 2015 FET AR AR A FR - R XHHEN T BE (EhinamEiRsh) | dIEZ " 8%
RITY) 5 R R AE R ERUR Ry RS, BUHOTNEVER] - R - HEE ASESCA RS 3 TR &5 -

FREEIREAY £ A TR Ry 7.5 oK EREE TUNPIRRAE RHUTTELES - HAGHMIRE A5 A R (B A S5
HEAL > HEFEEFRAEE PR RN - BXERNEBEN - 220N BT ZE T AR 2
SHH R A RBIRRE -

& X HEEHYEE - TRZHEE ¢
H 1996 FHEFTHE L TRELIZK - ZIE - HUBLAY R SRS - R ERVHPK TR T - S E - TR
SUER H S R B B S KIS R R -

R B R BT 2 2 A RN T A LSRR -
FFERMBN T BRAY) ) HATREIER > RPN R RSO ARSI - R

URBIS Limited -3-
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.......

s B ERUR R RS AU ITRVE R

- KERS EREEHUERAT AR B AR EHES [4R5T 13G  (HEEE R Ko 1% Bl P IR i +22 Bk i R 1 (%
B 16 REBHAVRBIREE ) faEn "8t , - EafAFER RIS RE R |

- BRI SR R KA ORI & 0 AR A S S 5

- PEHEESGREE  ZCBNEPK RSN B DIk
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1.1

1.3

1.4

1.4.1

14.2

1.5

1.5.1

INTRODUCTION

BACKGROUND TO THE APPLICATION

This Application is submitted by Lau Tak Kee Motor Engineering and Equipment Limited ("the
Applicant”) under section 16 (s.16) of the Town Planning Ordinance (Cap. 131) to seek planning
permission in respect of leased land at Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77, and
adjoining unallocated Government Land in Ping Che, Sheung Shui, New Territories for the temporary
use of the land for a Temporary Warehouse (Storage of Building Design Mock-ups) with Ancillary Rural
Workshop and Cold Store (Storage of Vegetables, Fruits and Foods) for a period of three years, and for
the filling of land.

The Application Site occupies an area of approximately 3,496 square metres (m?) and is located on Ng
Chow South Road, east of Ping Che Road, near Sheung Shui in the New Territories (Figure 1 refers).

FILLING OF LAND

This Application is submitted to apply, inter alia, for the filling of land in the Application Site. Available
aerial photographic records show that the Site was filled to form a development platform in the period
up to 1996. As this was carried out before the current owners acquired the land, there are no records,
of the depth of the fill material deposited on the Site or the nature of that material.

APPLIED LAND USES

In addition to filling of land, two temporary land uses are applied for in the Application Site for a
period of three years, namely:

) Storage of Building Design Mock-ups; and

e  Cold Store for the purposes of cold storage of vegetables, fruit and food. (This will be as a
reapplication of temporary uses previously approved subject to conditions by the Town Planning
Board in 2015 under s.16 of the Town Planning Ordinance).

LANDS STATUS

The Application Site has an area of approximately 3,496m? and falls on Lots 887, 890 S.A RP, 890 RP
and 890 S.B in D.D. 77 and adjoining unallocated Government Land, Ping Che, New Territories
(Figure 2 refers).

The Application Site is situated partly on an Old Schedule agricultural lot held under Block
Government Lease. The lease was issued in 1906 to be executed from 1898 with a term of 75 years
which was renewable for another term of 24 years less three days. The first term of the lease expired
in 1973 and was then statutorily renewed. According to the New Territories Leases (Extension)
Ordinance 1988, the lease may be further renewed to 2047.

PLANNING CONTEXT AND HISTORY

Planning Context

Most of the Application Site is currently zoned "Open Storage” (“OS") under the Approved Ping Che
and Ta Kwu Ling Outline Zoning Plan (OZP) No. S/NE-TKL/14. (Figure 3 refers).

URBIS Limited 1
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Previous Planning Permissions

153

154

The Application Site has a history of planning permissions dating to 2001 as shown in Table 1.1.

Most recently, a planning permission relating to the Application Site was granted on 4th September

2015 for temporary warehouse use for Temporary Cold Store (Storage of Vegetables, Fruits and
Foods) for a period of 3 years with conditions (Case No. A/NE-TKL/516). Appendix C contains

Planning Department’s (PlanD) approval of Conditions associated with this permission.

permission was subsequently revoked in 2017.

Table 1.1: Previous s.16 Applications at Application Site

Case No.

A/NE-TKL/516

Proposed

Use/Development

Temporary Cold Store
(Storage of
Vegetables, Fruits and
Foods) for a Period of
3 Years

Parameter

Site Area:

About 3,503.00m? (Includes

Government Land of about 94.00 m?)
Zoning:

"Open Storage" and Area shown as ‘Road

'

This

Decision of TPB
(Date)

Approved with
conditions on a
temporary basis
(4.9.2015).
Revoked on
4.6.2017

A/NE-TKL/453

Temporary
Warehouse for
Storage of Furniture
for a Period of 3 Years

Site Area:

About 3,397.00m?

Zoning:

"Open Storage" and Area shown as ‘Road’

Approved with
conditions on a
temporary basis
(22.11.2013)

A/NE-TKL/363

Proposed Temporary
Warehouse for
Storage of Furniture
for a Period of 3 Years

Site Area:

About 3,397.00m?

Zoning:

"Open Storage" and Area shown as ‘Road’

Approved with
conditions on a
temporary basis
(8.7.2011)

A/NE-TKL/143

Temporary Open
Storage of Container
Trailers for a Period of
3 Years

Site Area:

About 3,023.00m?

Zoning:

"Open Storage" and Area shown as ‘Road’

Approved with
conditions on a
temporary basis
(2.3.2001)

1.6  PURPOSE AND STRUCTURE OF THIS PLANNING STATEMENT

1.6.1 This Planning Statement forms a document supporting an application to the Board for temporary
planning permission under s.16 of the Town Planning Ordinance.

1.6.2

The Statement provides a comprehensive overview of the filling and land use proposal and the need

for it. It also details all relevant planning, landscape design and technical considerations. In particular:

e Chapter 2 describes the site context and features;

e Chapter 3 describes the filling and land use proposal and technical considerations;

e Chapter 4 describes the planning merits and justifications for the project;

e Chapter 5 describes the implementation proposals for the project; and

e Chapter 6 summarises the findings of the Planning Statement and identifies the decision sought
from the Board.

URBIS Limited 2
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2 SITE CONTEXT

2.1

2.2

2.2.1

2.2.2

2.3

2.3.1

232

233

SITE LOCATION AND EXISTING CONDITION

The Application Site occupies an area of approximately 3,496m? and is located adjacent to Ng Chow
South Road, Ping Che, Sheung Shui, New Territories (Figure 1 refers).

There are currently six existing structures on site serving a variety of storage and associated purposes
(Figures 4 and 5 refer). The main storage uses are housed in the largest covered area (Structure 1 on
Figure 5 refers) which has a gross floor area (GFA) of approximately 2,110m?, whilst the associated
smaller supporting structures have a total GFA of approximately 150m?2. All structures are between 3m
and 8.6m in height.

The uncovered areas occupy approximately 1,236m? of the Application Site and covered areas
approximately 2,260m?.

The ingress/egress to the Application Site from Ng Chow South Road is situated at the northern part
of the Application Site (Figure 5 refers). Inside the ingress/egress is a vehicular turn-around and two
parking spaces for Light Goods Vehicles which also serve as loading/unloading bays (Figure 5 refers).

SURROUNDING DEVELOPMENT CONTEXT

The northeastern boundary of the Application Site is bounded by a vehicular track. There are a
number of warehouses and workshops to the north, east and west of the Application Site (Figure 4
refers).

That part of the Application Site shown as ‘Road’ on the prevailing OZP has been reserved for a future
project known as ‘Road 5' (Figure 3 refers). As of 2015, the Civil Engineering and Development
Department (CEDD) had no development programme for Road 5.

OUTLINE ZONING PLAN PROVISIONS

Most of the Application Site (approximately 70%) is currently zoned "Open Storage" ("OS") under the
Approved Ping Che and Ta Kwu Ling Outline Zoning Plan (OZP) No. S/NE-TKL/14 (Figure 3 refers).

The remaining portion of the Application Site (approximately 30%) is shown as 'Road' on the same
OZP (Figure 3 refers).

“Open Storage” Zone

The planning intention of the "OS" zone is stated in Para 9.4.1 of the OZP Explanatory Statement to be
“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. In addition, upgrading of existing
workshop/warehouse and provision of new industrial development may be permitted on application to
the Board. Development proposals for such purposes have to demonstrate clearly that the operations
could not be accommodated in conventional flatted factories or godown premises, and the proposed
open storage uses would have no adverse environmental, drainage and traffic impacts on the
surrounding areas. The Board will consider each development proposal on its individual merits.
Sympathetic consideration may be given to industries having extensive land requirement and not
polluting in nature”.
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2.3.6

2.4

241

24.2

Both of the land uses (and ancillary uses) which are the subject of this Application (namely ‘Storage of
Building Design Mock-ups’ and ‘Cold Store’) fall within the land use 'Warehouse (excluding
Dangerous Goods Godown)' and are therefore uses falling within Column 1 of the Schedule of Uses
under the prevailing OZP and which are therefore, always permitted.

Area Shown as ‘Road’

The Notes to the OZP state at Para. (10) "In any area shown as ‘Road’, all uses or developments except
those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do not apply to this case] and those
specified below require permission from the Town Planning Board:

road and on-street vehicle park”. (our remark in [ ])

Temporary Use

Para. 11(b) of the Notes to the OZP states: “temporary use or development of any land or building not
exceeding a period of three years requires permission from the Town Planning Board. Notwithstanding
that the use or development is not provided for in terms of the Plan, the Town Planning Board may
grant permission, with or without conditions, for a maximum period of three years, or refuse to grant
permission”.

TOWN PLANNING BOARD GUIDELINES

The applied temporary storage uses exhibit ‘open storage’ characteristics with reference to the 'Town
Planning Board Guidelines for Application for Open Storage and Port Back-up Uses under s.16 of the
Town Planning Ordinance’ (TPB PG-No. 13G) issued in April 2023 (hereafter referred to as “the
Guidelines”). All structures on the Site are temporary structures with the exception of Structure 5
which serves as the transformer & switch room.

The applied temporary land uses are addressed under the Guidelines as follows:

e The majority of the Application Site (approximately 70.9%) is situated within TPB PG-13G
designated “Category 1 Areas” in accordance with the plans attached to the Guidelines. The
Guidelines states that Category 1 Areas are areas considered suitable for open storage and port
back-up uses. In these areas, Para. 2.1 (a) of the Guidelines states:

“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, such as container trailer/tractor park and
open storage of chemical products/ dangerous goods etc., may cause significant environmental and
traffic concerns.”

e Preliminary technical assessments on traffic, drainage, visual and environmental aspects should
demonstrate that the applied uses will not generate adverse impacts to the surrounding areas
(Paras. 2.4- 2.5 of the Guidelines).

e The remainder of the Application Site, which is located in an area shown as ‘Road’ on the
prevailing OZP falls outside the defined Areas 1, 2, 3 or 4 under the Guidelines.

URBIS Limited 4
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3 FILLING AND LAND USE PROPOSAL

AND TECHNICAL CONSIDERATIONS

3.1  INTRODUCTION

3.1.1 This section of the Planning Statement describes the indicative filling and land use proposal that is the

subject of this Planning Application under s.16 of the Town Planning Ordinance.

3.2 INDICATIVE PROPOSAL FOR FILLING OF LAND

3.2.1 Filling of land has historically been undertaken at the Application Site (Figure 6 refers) although it has
come to light only recently that this was never the subject of a planning permission, as this was

carried out before the current owners acquired the land.

3.2.2 As can be seen from the aerial photos retrieved from Hong Kong Map Service 2.0, the filling of land
seemingly commenced around 1992 and appears to have been completed in 1996 (Figures 7a and

7b refer).

323 It appears that a small northern part of the Application Site was filled between 1992 and 1994 (Figure
7a refers). This was followed by filling of the remaining part between 1994 and 1996 (Figure 7b

refers).

3.24 As filling was completed before the current owners acquired the land, they have no record of the

depth of fill nor the nature of the fill.
3.2.5 Typical levels around and outside the Application Site are:

e +20.0mPD to the north;

e +19.8mPD to the east;

e +18.5mPD to the south; and
e +19.5mPD to the west

3.26 The typical nominal fill level across the Application Site is approximately +20.4mPD.

3.2.7 The Application Site is subject to a previous planning permission (Case No. A/NE-TKL/453) granted
with conditions in 2013 for which an as-built drainage plan was submitted and found acceptable for
compliance with approval conditions (e) and (f), as indicated on PlanD's letter dated 21t February

2014 (Ref. TPB/A/NE-TKL/453, Appendix C refers).

3.3 INDICATIVE LAND USE PROPOSAL

Applied Land Uses

Storage of Building Design Mock-ups

3.3.1 The Applicant has executed a tenancy of part of the Application Site with Hip Hing Engineering
Limited ("Hip Hing”). Hip Hing is the appointed Contractor for an ongoing building construction
project in another part of Hong Kong. This project requires space to store on a temporary basis,
full-size mock-ups of various interior rooms and prefabricated steel components associated with the

project.
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3.45
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Minor woodwork and wet-trades activity will be needed for assembly purposes on an ad-hoc basis for
the interior mock-ups. This will require a temporary rural workshop ancillary to the main storage use.

The Applicant therefore wishes to obtain permission to utilise part of the Application Site for the
purposes of storing these mock-up units with an ancillary rural workshop, which will account for
approximately 1,660m? of the total GFA applied.

Cold Store

The Applicant also wishes to re-apply for the temporary use of the other smaller part of the
Application Site for the purposes of cold storage of vegetables, fruit and food. This will be a
reapplication of a temporary use previously approved subject to conditions by the Board under s.16
of the Town Planning Ordinance. This use accounts for approximately 450m? of the total GFA applied.

The applied operational hours will be 9:00a.m. to 6:00p.m. from Mondays to Saturdays. No operation
will be held on Sundays and public holidays.

To facilitate the above operations, a GFA of approximately 150m? is applied to accommodate facilities
required to support and are therefore ancillary to the applied operations. These ancillary facilities are
shown on the master layout plan which will be further discussed in the following section (Figure 5
refers).

SITE PLANNING

Site Layout

The site layout is illustrated in Figure 5. The ingress/egress points are situated at the northern part of
the Application Site off Ng Chow South Road (Figure 1 refers).

The two applied storage land uses, including the ancillary rural workshop, will be accommodated
within Structure 1. No functional interface issues or problems are envisaged between the two
applied temporary land uses and the ancillary land use.

Other ancillary supporting facilities are housed in Structures 2 to 6, including the guard room, toilet,
electrical room & guard room, transformer & switch room, and switch room for fire service
installation & pump house (Figure 5 refers).

Amongst the ancillary supporting facilities:

e Structure 4 which is the electrical room & guard room is located within an area shown as ‘Road’
on the OZP. It is a temporary structure in that it is made of bricks demountable upon completion
of the temporary use.

e The remaining structures are situated in areas zoned “"OS"” on the OZP and comprise mostly
temporary structures, apart from Structure 5 which serves as the transformer & switch room
needed on a permanent basis for supporting the applied uses.

Vehicular Access and Circulation

The Application Site is served by a surfaced vehicular track leading from Ng Chow South Road. Any
access road leading from Ping Che Road to the Application Site is not maintained by Highways
Department.

Two 7m x 3m loading/unloading bays for light goods vehicles not exceeding 5.5 tonnes which adjoin
the main warehouse i.e., Structure 1, are applied (Figure 5 refers). No medium goods vehicle, heavy
goods vehicle, and container trailer/tractor will access the Application Site.
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3.4.7 Adequate circulation and turning space will be provided at the uncovered area for the manoeuvring
of vehicles (Figure 3 refers).

3.5 TECHNICAL ISSUES

3.5.1 The Application Site is subject to a number of previous planning permissions, most recently
Application No. A/NE-TKL/516 in 2015, which was for a very similar cold store use to that applied for
under this Application. Technical assessments under previous applications have demonstrated that
the applied storage uses will not give rise to unacceptable drainage, traffic and environmental issues.
These issues are recapped briefly below.

Site Drainage

3.5.2 The Application Site is subject to a previous planning permission (Case No. A/NE-TKL/453) granted
with conditions in 2013 (i.e., subsequent to the completion of the filling of land in 1996) whereby a
300mm surface U-channel was required to be constructed along the entire site boundary to intercept
surface runoff. The surface runoff collected by the existing 300mm surface U-channel is dissipated to
an existing 525mm diameter underground channel connecting to an existing ditch.

353 The existing drainage facilities are provided and maintained at the Applicant's own expense.
Condition g) of the 2015 planning permission (Case No. A/NE-TKL/516) was the submission of an
as-built drainage record. The as-built drainage plan and a photo record of the existing site drainage
conditions are provided in Appendix B.

3.5.4 Based on its historic use since filling in 1996, the fill deposited on the land appears to pose no
recorded adverse drainage impact to the site or surrounding area, with appropriate site drainage
works in place.

Traffic Considerations

3.5.5 The Application Site is served by a surfaced vehicular access leading from Ng Chow South Road.
Conditional planning permissions were previously granted to the Application Site in 2011 and 2013
for temporary warehouse use, and subsequently in 2015 for temporary cold store use. The average
traffic generation and traffic generation rate at peak hours estimated for the latter land use are shown
in Table 3.1.

Table 3.1: Estimated Average Traffic Generation and Traffic Generation Rate at Peak Hours for Cold

Store Use under Previous Permission (Case No. A/NE-TKL/516)

Type of Vehicle Average Traffic = Average Traffic = Traffic Traffic Attraction
Generate Rate Attraction Rate = Generation Rate at Peak

(pcu/hr) (pcu/hr) Rate at Peak Hours (pcu/hr)
Hours (pcu/hr)

Light Goods Vehicle (not

exceeding 5.5 tonnes) 033 0.33 1 0

Note 1: The opening hour is restricted to 9:00 a.m. to 6:00 p.m. from Mondays to Saturdays. No operation will be held on
Sundays and public holidays.
Note 2: The pcu of light goods vehicle not exceeding 5.5 tonnes is taken as 1.

Note 3: Morning peak is defined as 7:00 a.m. to 9:00 a.m., whereas afternoon peak is defined as 5:00 p.m. to 7:00 p.m.
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3.5.10

3.5.11

3.5.12

3.5.13

3.5.14

The applied ‘Storage of Building Design Mock-ups’ use is estimated to generate a maximum of 2 nos.
light good vehicle trips per day inbound and outbound, to deliver materials to the Application Site
during the course of the building construction project for which the mock-ups are stored. These trips
will only take place during off-peak hours with a view to minimising traffic impact on the surrounding
area.

It can therefore be seen that the temporary land uses applied for in this Application are expected to
give rise to negligible traffic generation over and above that of the previously approved cold store
use.

The applied temporary land uses will not give rise to regular traffic and only the negligible increase in
traffic would not aggravate traffic conditions on Ng Chow South Road, Ping Che Road and nearby
road networks.

Fire Services

The Application Site is subject to a previous planning permission (No. A/NE-TKL/453) granted for cold
store use with conditions in 2013. Proposals for water supply for fire-fighting and fire services
installations were submitted and found acceptable in compliance with approval conditions (g) and (h),
as indicated on PlanD's letters dated 21st February 2014 and 11th July 2014 respectively (Ref.
TPB/A/NE-TKL/453, Appendix C refers).

On this basis, a revised and updated sprinkler system layout plan is submitted to facilitate the two
applied land uses in this application (Appendix D refers).

Environmental Considerations

The Application Site has been subject to planning permissions since 2001. The cold store use in the
last planning permission is similar to that applied for in this Application.

No significant additional traffic over and above that of the previously approved cold store use. will be
created by the applied temporary land uses, and the generation of noise due to associated traffic will
therefore be minimal.

In previous applications, it was noted that a domestic structure was found to the south of the
Application Site. However, the temporary storage uses applied for will be housed within a largely
enclosed cold store and warehouse structure (Structure 1 on Figure 5). Furthermore, the applicant
proposes to restrict the operation hours of the facility from 9:00a.m. to 6:00p.m. from Mondays to
Saturdays. No operation will be held on Sundays and public holidays. Therefore, the actual
environmental impact of the applied temporary land uses will therefore be insignificant.

The Applicant will follow the '‘Code of Practice on Handling Environmental Aspects of Temporary Uses
and Open Storage Sites' where applicable and is serious about maintaining acceptable environmental
conditions for the surroundings.

URBIS Limited 8
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4 PLANNING MERITS AND

4.1

4.2

4.2.1

422

423

424

4.2.5

42.6

4.2.7

JUSTIFICATIONS

INTRODUCTION

The filling and land use proposal has the following planning merits and justifications which are set out
below.

CONFORMITY WITH OZP INTENTION

Most of the Application Site (approximately 70%) is currently zoned "Open Storage” ("OS") under the
Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14 (Figure 3 refers).

The remaining portion of the Application Site (approximately 30%) is shown as 'Road' on the same
OZP (Figure 3 refers).

Filling of Land

With regard to the filling of land, the Notes to the OZP state at Para. (10) “In any area shown as ‘Road’,
all uses or developments except those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do
not apply to this case] and those specified below require permission from the Town Planning Board:

road and on-street vehicle park”. (our remark in [ ])

Given that filling of land does not constitute uses or developments specified in Paras. (9)(a) to (9)(d),
(9)(g) and (10) of the Notes to the OZP, planning permission is required for the small part of the
Application Site which falls within an area shown as ‘Road’ on the OZP where filling of land was
undertaken (accounting for approximately 30% of the Application Site). This Application is submitted
to serve this purpose.

Through its historic use since filling in 1996, the fill deposited on the land appears to pose no
recorded adverse drainage impact to the site or surrounding area, with appropriate site drainage
works in place.

Open Storage Zone

The planning intention of the "OS" zone is stated in Para. 9.4.1 of the OZP Explanatory Statement to
be “to provide land for appropriate open storage uses and to regularize 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. In addition, upgrading of existing
workshop/warehouse and provision of new industrial development may be permitted on application to
the Board. Development proposals for such purposes have to demonstrate clearly that the operations
could not be accommodated in conventional flatted factories or godown premises, and the proposed
open storage uses would have no adverse environmental, drainage and traffic impacts on the
surrounding areas. The Board will consider each development proposal on its individual merits.
Sympathetic consideration may be given to industries having extensive land requirement and not
polluting in nature”.

Both of the uses which are the subject of this Application, namely ‘Storage of Building Design
Mock-ups’ and ‘Cold Store’, fall within the land use ‘Warehouse (excluding Dangerous Goods
Godown)'. These uses are therefore uses falling within Column 1 of the Schedule of Uses under the

URBIS Limited 9
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42.8

429

prevailing OZP and which, together with their ancillary structures (i.e. Structures 2, 3, 5 and 6 shown
on Figure 5), are therefore, always permitted.

The applied land uses conform to the planning intention of the "OS" zone because they could not be
accommodated in a conventional godown. Since part of the applied use is as cold store use, the high
demand of electricity is not readily available in conventional godown and industrial premises. The
Application Site is therefore an ideal location for the uses which are applied for.

Moreover, storage uses at ground floor of conventional godown and industrial premises are usually
outbid by other uses which can afford higher rents, such as retail uses. In short, the uses applied for
could not be accommodated in conventional warehouse due to the economic infeasibility and the
physical constraints of conventional godowns and industrial buildings.

Area Shown as ‘Road’

4.2.10 A part of the Application Site is located in an area shown as 'Road' on the Approved Ping Che and Ta

Kwu Ling OZP No. S/NE-TKL/14 (Figure 3 refers).

4.2.11 The Notes to the OZP state at Para. (10): “In any area shown as ‘Road’, all uses or developments except

those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do not apply to this case] and those
specified below require permission from the Town Planning Board:

road and on-street vehicle park”. (our remark in [])

4.2.12 It is noted that there is no current planned implementation programme for the proposed future Road

5 which is the reason for the area being shown as ‘Road’ on the OZP. The applied land uses are
temporary in nature, and, together with their ancillary rural workshop use and temporary Structure 4,
would not therefore jeopardize the area shown as 'Road' on the prevailing OZP.

Temporary Use

4.2.13 Para. 11 (b) of the Notes to the OZP states: “temporary use or development of any land or building not

exceeding a period of three years requires permission from the Town Planning Board. Notwithstanding
that the use or development is not provided for in terms of the Plan, the Town Planning Board may
grant permission, with or without conditions, for a maximum period of three years, or refuse to grant
permission”.

4.2.14 It is submitted that the approval of the applied uses for a period of 3 years would be a prudent use of

4.3

431

432

scarce land resources in Hong Kong.

CONFORMITY TO TOWN PLANNING BOARD GUIDELINES FOR APPLICATION FOR OPEN
STORAGE AND PORT BACK-UP USES (TPB PG-NO. 13G)

All structures on the Site are temporary structures with the exception of Structure 5 which serves as
the transformer & switch room.

On the grounds that the applied warehouse use therefore possesses ‘open storage’ characteristics
with reference to the 'Town Planning Board Guidelines for Application for Open Storage and Port
Back-up Uses’ (TPB PG-No. 13G, also referred to as “the Guidelines”), the applied land uses can be said
to conform to TPB PG-No.13 Guidelines as follows:

e The majority of the Application Site (About 70.9%) is situated within TPB PG-No.13 Category 1
Areas in accordance with the plans attached to the abovementioned guideline. It is stated in the
PG that Category 1 areas are areas considered suitable for open storage and port back-up uses.
Para. 2.1 (a) states:

URBIS Limited 10
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4.4

441

442

4.5

4.5.1

452

453

454

4.5.5

4.6

4.6.1

“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, such as container trailer/tractor park and
open storage of chemical products/ dangerous goods etc., may cause significant environmental and
traffic concerns.”

e As noted above, no unacceptable traffic, drainage or environmental impacts are anticipated from

the applied land uses.

e After giving full consideration to the Guidelines, it is acknowledged that the applied land uses

essentially fulfil the requirements of the Guidelines for the application of the open storage and
port back-up uses. In particular, previous planning applications have demonstrated that the
applied land uses (which are largely the same) will generate minimal impact to the surroundings.

COMPATIBILITY WITH SURROUNDING LAND USE AND ENVIRONMENT

The "OS" zone where the Application Site lies is currently characterized by a number of warehouses,
open storage yards and workshops. They are all as-of-right Column 1 uses within the "OS"zone.

There are warehouses and rural workshops to the south, north east and west of the Application Site
(Figure 4 refers). Although there are a number of scattered simple single storey domestic structures
to the south of the Application Site, the applied uses are in general compatible with the surrounding
environment with the provision of environmental mitigation measures such as restriction of
operational hours and housing the applied uses within an enclosed warehouse.

NO UNACCEPTABLE TRAFFIC, DRAINAGE OR ENVIRONMENTAL ISSUES

The Application Site has been the subject of various planning permissions since 2001. The last cold
store use in the last temporary planning permission is similar to this Application.

As noted in Section 3 above, the Application Site has been filled since at least 1996. Drainage works
were installed after 2013 and appear to have been fully effective in preventing significant drainage
impacts. It is therefore reasonable to conclude the filling of the land will not give rise to any
significant drainage impact in the future.

As noted in Section 3 above, the applied temporary land uses for the Application Site will not give rise
to any significantly increased traffic, drainage or environmental issues over and above those identified
in previously approved planning applications.

In terms of fire services, on the basis of the previously approved proposals for water supply and fire
services installation (Case No. A/NE-TKL/453) submitted and found acceptable for compliance with
approval conditions (g) and (h), as indicated on PlanD's letters dated 21° February 2014 and 11t July
2014 respectively (Appendix C refers), a revised and updated sprinkler system layout plan is
submitted to facilitate the two applied land uses in this application (Appendix D refers).

For the reasons above, it can be said that for the purposes of Para. 9.4.1 of the Explanatory Statement
of the current OZP that the applied temporary land uses “would have no adverse environmental,
drainage and traffic impacts on the surrounding areas”.

NO UNDESIRABLE PLANNING PRECEDENT

The applied development and land uses are not the first of their kind in the "OS" zone under the
Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14. Indeed, as can be seen in Appendix A,

URBIS Limited "
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numerous applications have been approved by the Board in recent years for similar uses and in
locations similar to that of the applied uses in the “OS" zone.

4.6.2 The approvals granted by the Board undoubtedly show the suitability of the zone for open storage
and port back-up uses. It also demonstrates the Board's recognition of the demand for warehouse in
the area due to close proximity to the border with the Mainland.

4.6.3 Therefore, it is submitted that this Application will not create an undesirable planning precedent.

4.7 CONCLUSION

4.7.1 In summary, it is submitted that the land use proposal in this Application embodies several significant
planning merits and justifications that justify the approval of this Application.
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5 IMPLEMENTATION

5.1  PROGRAMME AND PHASING

5.1.1 The Applicant intends to commence the applied temporary uses immediately upon their approval by
the Board. It is intended that all land uses continue for a period of three years.
URBIS Limited
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6 CONCLUSION AND DECISION

SOUGHT

CONCLUSION

This Application is submitted to seek permission from the Board on Lots 887, 890 S.A RP, 890 RP and
890 S.B in D.D. 77, and adjoining Government Land in Ping Che, Sheung Shui, New Territories for:

e thefilling of land across the Application Site; and

e two applied temporary land uses, namely Storage of Building Design Mock-ups with ancillary
rural workshop use and Cold Store for the purposes of cold storage of vegetables, fruit and food
as well as an ancillary rural workshop use.

This will be as a reapplication of two temporary uses previously approved subject to conditions by the
Board under s.16 of the Town Planning Ordinance. The Application Site was the subject of a
previously approved planning permission for cold store use in 2015 (Case No. A/NE-TKL/516). Due
to the applied additional use at the Application Site, a fresh planning application is submitted for
the consideration of the Board.

Most of the Application Site is currently zoned "OS" while a smaller area of the Site is shown as 'Road’
under the Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14. The Application for the filling
of land establishes:

e through its historic use since filling in 1996 that the fill appears to pose no adverse drainage
impact to the site or surrounding area, with appropriate site drainage works in place.

6.1.4 This Application also establishes that the applied land uses at the Application Site:

e conform to OZP planning intentions;
e assuch, represent a prudent temporary use of Hong Kong's scarce land resources;

e complies with the ‘Town Planning Board Guidelines for Application for Open Storage and Port
Back-up Uses’ (TPB PG-No. 13G);

e are compatible with surrounding land uses and environment;

e pose no unacceptable traffic, drainage or environmental issues; and

¢ will not set an undesirable planning precedent.

In view of the abovementioned merits of the applied filling and land use as temporary warehouse
with ancillary rural workshop and cold store for a period of 3 years, the Applicant respectfully requests

the permission of the Town Planning Board, exercising its powers under s.16 of the Town Planning
Ordinance (Cap. 131), to proceed with the applied land uses, with or without condition.

URBIS Limited 14
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Appendix A

Previous s.16 Applications for Temporary Warehouse

in Areas shown as ‘Road’ on OZP Surrounding the
Application Site




Previous s16 Applications for Temporary Warehouse Use in Areas shown as ‘Road’

on OZP Surrounding the Application Site

Case Proposed Use/Development Parameter Decision of TPB (Date) Submission of Technical Information Detailed Decision
Required under Conditions
A/NE- Proposed Temporary Site Area: Approved with conditions on a * Drainage Proposal
TKL/663 Wholesale Trade with About 794m? temporary basis (28.5.2021) * Proposals for FSls
Ancillary Warehouse for a
Period of 5 Years Zoning:
"Open Storage" and "Road"
A/NE- Temporary Warehouse Site Area: Approved with conditions on a * Drainage Proposal Applicant had failed to comply
TKL/577 (Storage of Spare Parts and About 8,014m? (Includes temporary basis (2.11.2018) * Proposals for FSls with conditions satisfactorily —
Used Electrical Goods) with Government Land of about 1,450m?) | (revoked on 2.2.2021) (e) & (f) submission and
Ancillary Workshop for a implementation of drainage
Period of 3 Years Zoning: proposal; (h) implementation
"Open Storage" and "Road" of proposals for FSls
A/NE- Temporary Warehouse Site Area: Approved with conditions on a * Record of the existing drainage Applicant had failed to comply
TKL/517 (storage of cables) with About 2,361m? temporary basis (4.9.2015) facilities with condition satisfactorily —
ancillary workshop for a (revoked on 4.12.2017) * Proposal of FSls (i) provision of water supplies
Period of 3 Years Zoning: for FSls within 9 months
"Open Storage" and "Road"
A/NE- Temporary Warehouse for Site Area: Approved with conditions on a * Layout plan showing the parking,
TKL/476 Storage of Cables with About 2,361m? temporary basis (10.7.2014) loading/unloading and manoeuvring
Ancillary Workshop for a space arrangement
Period of 3 Years Zoning: * Drainage proposals
"Open Storage" and "Road" * Proposal of FSls
A/NE- Proposed Temporary Site Area: Approved with conditions on a * Layout plan showing the parking,
TKL/343 Warehouse for Storage of About 2,361.00m? temporary basis (24.9.2010) loading/unloading and manoeuvring

Metalware and Vehicle
Parts/ Accessories for a
Period of 3 Years

Zoning:
"Open Storage" and "Road"

(revoked on 2.9.2001)

space arrangement
* Drainage proposals
* Proposal of FSls
* Landscape proposals




/ N\
N
\ \
I \
| |
/] \
¢~ /l
\\ y
\ M
Rl

Appendix B

As-built Drainage Plan and Photo Record of Existing
Site Conditions
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Existing Drainage Condition Photo Record (28-08-2024)
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Existing Drainage Condition Photo Record (28-08-2024)
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Existing Drainage Condition Photo Record (28-08-2024)
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Appendix C

Fire Service Installation Record and PlanD Letters of
Discharge
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Planning Department
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Sha Tin, Tat Po & North
District Planning Office
. 1371, Sha Tin Government Offices,
= 1 Sheung Wo Che Road, Sha Tm . N 1-

DIIEEE

Your Reference 13/303/L3
Our Reference () in TPB/A/NE-TKL/453
Tel. No.: 2158 6220

By Post and Fax (2401 0973)

fax No. 2691 2806/ 2696 2377

21 February 2014

(Attn.: Mr. Keith LAM)

Dear Mr. LAM,

(Planning Application No. A/NE-TKL/453)

Temporary Warehouse for Storage of Furniture
for a Period of 3 Years in “Open Storage” and “Road” Zones,
Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77, Ping Che, N.T.

(Compliance with Approval Conditions (e), (), (g), @), ()

I refer to your letter of 16.1.2014 enclosing the Fire Service Installations (FSI) proposal
and layout plans; and letters of 17 112004 enclosing the as-built drainage plan and photographs
showing the locations of drainage facilities and the landscape plan together with the photographs
showing the landscape planting on the subject site for compliance with the approval conditions in
relation to the planning application No. A/NE-TKL/453 which was approved with conditions by
the Rural and New Town Planning Committee of the Town Planning Board on 22.11.2013.

Drainage

The Chief Engineer/Mainland North, Drainage Services Department (CE/MN, DSD)
(Contact Person: Ms. Queenie Y. Y. IP; Tel.: 2300 1541) considered that the as-built drainage plan
and the drainage facilities are acceptable for compliance with approval conditions () and ().

2

LRVING THE COVMENNTY .
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Our Vision - “We plan to make Hong Kong an international eity of world prominence.”




Fire Service Installations

The Director of Fire Services (D of FS) (Contact Person: Mr. Victor Kwok-keung Tung;
Tel.: 2733 7735) has examined the FSI proposal and layout plans and considered that the
submission is acceptable for compliance with approval condition (g).

Landscape

The Chief Town Planner/Urban Design and Landscape (CTP/UD&L) of this department
(Contact Person: Mr. Vincent LUK; Tel.: 2231 4844) has examined the landscape plan and
conducted a site inspection on 12.2.2014. He considered that the submission and implementation
of tree preservation and landscape proposal are satisfactory for compliance with approval
conditions (i) and ().

If you have any queries, please contact Mr. Ronald CHIU of this department at 2158

6164.
Yours faithfully,

for and on behalf of
Director of Planning

c.C.

CE/MN, DSD (Attn: Ms. Queenie YY IP)

D of FS , (Attn: Mr. Victor K K TUNG)

Internal

CTP/UD&L . (Attn: Vincent LUK)

CTP/TPB(1) - fi.

Site Record

CKC/RC
cﬁ’/ﬁf ﬁ@‘iﬂ/ﬂll aﬂ
PR R - B RE S U E. S e S B A A0 B B E T

Our Vision = “We plan 10 make long Kang an international city of world prominence.”



A E D | Planning Department

Sha Tin, Tai Po & Nogth
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TRV, 1R Rt 1 9 L —J A/ Sha 130 Corenment O
I S 13 45 Sl 13/F., Sha tin Government Offices,
PO & SR} 1 Sheung Wo Che Road, Sha Tin | N L

Sl Your Reference  39952/1.42904/SLN/amw
»fi'iﬁ's‘ﬁﬁmﬁ Our Reference () in TPB/A/NE-TKL/363

WA T, No.: 2158 6220 By _Registered Post & Fax (2401 0973)
SR Fax No. 2691 2806/ 2696 2377

7 February 2013

LLA Consultancy Limited -8 FEB 2013
st
{1
(Attn: Mr. S. L. NG) . i
-

Dear Mr. NG,

Proposed Temporary Warchouse for Storage of Furniture
for a Period of 3 Years in “Open Storage” zone and an area shown as ‘Road’,
Lot 887. 890 S.A RP, 890 RP and 890 S.B in D.D. 77, Ping Che

(Compliance with Approval Condition (e) for Application No. A/NE-TKL/363)

I refer to your submission dated 30.1.2013 for compliance with approval condition (e)
in relation to the submission of a layout plan showing the parking, loading/unloading and
manoeuvting space arrangement within the application site in respect of planning application No.
A/NE-TKL/363 which was approved by the Town Planning Board with conditions on 8.7.2011.

The Commissioner for Transport advises that she has no adverse comment on your
submissions. Hence, approval condition (e) has been complied with.

Should you have any queries, please feel free to contact Miss Jess CHAN of this
department at 2158 6239.

(Ms. Jacinta WOQO )

for and on behalf of
I B T A T T ——
EDL N
e ngan A - TR R TR RS He S A B AR -

Our Vision = “We plan to make Hong Kong an imternational city ol world prominence.”
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PROPCOSED ABOVE GROUND SPRINKLER CONTROL
VALVE GROUP & SPR. INLET & MFA PANEL
(Details Refer to Drawing no. FS04)
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(Details Refer to Drawing no. FS04 )
PROPOSED UNDERGROUND 2m> FIBRE GLASS
\.| S WATER TANK
GUARDHOUSE (Detvils Refer to Drawing no. FS04 )
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MFA FIRE ALARM PANEL

HOUSE IN METAL CABINET SPR. IN

Connect to SPR. Systern
Detoits refer to Drawings FS02

Connect to H.R System
Details refer to Orawings F302

METAIL

=

EFFECTIVE CAPACITY OF
2000L FIBRE GLASS —
FS WATER TANK

PROPOSED UNDERGROUND—
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®50 FS PIPE RUN AT L/L
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(USE OF WATER FROM FIfIE SERMICES
FOR PURPOSES OTHER THAN FIRE
FIGHTING IS STRICTLY PROHIBITED)

PUMP _SCHEDULE a\
F.S. PIPE
FOWER s p
PHESSURE | FLOW pup SPEED | PUNP RAUNG | FOWER ¢ e
DESCRIPTION SUPPLY
(RAR) (L/MIN (REN) ) b ) \ S
\.\ -
THO HOSE REEL PUNPS 7
(FP-1 AS DUTY & 75 100 2800 KW 380/3/50
FP~2 AS STANDBY PUMP) NAYINUN 925
o
-
-
o
129727727
BREAK THE GLASS OF THE AIRE ALAAM CALL FOINT
2279272 22292
‘OPEN CONTROL VALVE BEFORE RUNNING THEHOSE USE OF WATER FROM FIRE SERVIGES
1997999 29999997 FOR PURPOSES OTHER THAN fIRE
TURN ON WATER AT NOZZLE AND OIRECT JET AT THE BASE OF FIRE FIGHTING 1S STRICTLY PROHIBITED
(272297)
(NOT SUFABLE FOR ELECTRICAL FIRES) fr Office Of the Water Authority FFL
12992 7292777 v

DETAIL 'C’ (N.T.S.)

DETAIL 'B’ (N.T.S.)

25MM GATE VALVE
HOSE REEL WITH 30 METER LENGTH HOSE

(NOT EXCEED 1.5MM IN THICKNESS)

-~ METAL OR PLASTIC STRIKER ABOUT 300mm LONG

.— OPERATION INSTRUCTION PLATE FOR HOSE REEL SEY (DETAILS 'B")
. WATER AUTHORITY WARMING INSTRUCTION PLATE (DETALS 'C’)

PRESSURE SWITCH FOR NO FLOW SIGNAL

PRESSURE SWITCH TO START

TYPICAL ARRANGEMENT QF HOSE REEL

% AAV.

. HOSE REEL NOZZLE HOUSED IN GLASS FRONT CABINET

BREAK GLASS UNIT (WEATHERPROOF TYPE FOR QUTOOOR)

- FIRE ALARM BELL (WEATHERPROOF TYPE FOR OUTDOOR)

STAND-BY PUMP
| ©
] [ ¥
1<l
FROM PUMP TO DRAIN

DETAIL ARRANGFMENT FOR 'P3'
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FIRC _SERVICES NOTES:

1. F.S AND SPRINKLER INLET TO BE PROVIDED AT GROUND FLOOR AND THE LOCATION SHOULD BE CLEARLY INDICATED ON PLAN

2. FIRE ALARM SYSTEM SHALL BE PROVIDED THROUGHOUT THE ENTIRE BUILDING IN ACCORDANCE WITH
BS 5839—1 : 2002 + A2 : 2008 AND FSD CIRCULAR LETTER NO.1/2009 & 3/2010. ONE ACTUATING
POINT AND ONE AUDIO WARNING DEVICE SHOULD BE LOCATED AT EACH HOSE REEL POINT. THE
ACTUATION POINT SHOULD INCLUDE FACILITIES FOR FIRE PUMP START AND AUDIO / VISUAL WARNING
DEVICE INITIATION.

. SUFFICIENT EMERGENCY LIGHTING SHALL BE PROVIDED THROUGHOUT THE ENTIRE BUILDINGS/STRUCTURES
IN ACCORDANCE WITH BS 5266: PART 1 AND BS EN 1838

(%]

4. SUFFICIENT DIRECTIONAL AND EXIT SIGN SHALL BE PROVIDED IN ACCORDANCE WITH BS 5266: PART 1
AND FSD CIRCULAR LETTER 5/2008.

W

 AUTOMATIC SPRINKLER SYSTEM SUPPUED BY A 135000L SPRINKLER WATER TANK AND HAZARD CLASS OH3 SHALL BE PROVIDED
TO THE ENTIRE BUILDING IN ACCORDANCE WITH BS EN12845 : 2003 AND FSD CIRCULAR LETTER 3/2006 & 4/2010. THE
SPRINKLER TANK, SPRINKLER PUMP ROOM, SPRINKLER iNLET AND SPRINKLER CONTROL VALVE GROUP SHALL BE CLEARLY
MARKED ON PLANS.

6.1 NO OF 4Kg DRY POWDER TYPE FIRE EXTINGUISHER SHALL BE PROVIDED FOR GUARD HOUSE

7. AN IMPROVISED HOSE REEL SYSTEM WITH 2000L F.S. TANK SHALL BE PROVIDED. THERE SHALL BE
SUFFICIENT HOSE REELS TO ENSURE THAT EVERY PART OF EACH BUILDING CAN BE REACHED BY A
LENGTH OF NOT MORE THAN 30m OF HOSE REEL TUBING. THE FS WATER TANK, FS PUMP ROOM, FIRE
HYDRANT OUTLET AND HOSE REEL SHALL BE CLEARLY MARKED ON PLANS.

8. THE FH/HR SYSTEM INSTALLED SHOULD BE IN ACCORDANCE WITH PARA. 5.14 OF THE CODE OF
PRACTICE FOR MINIMUM FIRE SERVICE INSTALLATION AND EQUIPMENT 2005.

9. PORTABLE HAND—OPERATED APPROVED APPLIANCES SHALL BE PROVIDED AS REQUIRED BY OCCUPANCY
AND CLEARLY INDICATED ON PLANS.
10. ALL SPRINKLER PIPE SIZE SHOULD BE 832mm UNLESS SPECIFY
11.THE TEMPERATURE RATING OF SPRINKLER HEAD SHALL BE 680C UNLESS OTHERWISE SPECIFIED.
12.AN INSTRUCTION PLATE SHALL BE PROVIDED NEXT TO THE BREAK GLASS UNIT FOR OPERATION OF HOSE REEL

13.SUCH OVERFLOW PIPE MUST DISCHARGE IN A CONSPICUOUS POSITION TO THE COMMUNAL AREA WHERE IT 1S EASILY VISIBLE AND
ACCESSIBLE BY THE OCCUPANTS.

14. THE PROPOSED WAREHOUSE STORAGE OF FURNITURE. THE CATEGORY OF GOODS SHALL BE CLASSIFIED TO CATEGORY Il. STORAGE
CONFIGURATION SHOULD CLASSIFIED FREE STANDING OR BLOCK STACKING AND THE HEIGHT OF STORAGE NOT EXCEED 3M.

15.1 NO OF 5Kg CO2 TYPE FIRE EXTINGUISHER SHALL BE PROVIDED FOR FIRE PUMP ROOM

16.AN MANUAL TYPE FIRE ALARM PANEL TO BE PROVIDED AND LOCATED INSIDE G/F SPRINKLER CONTROL
VALVE SET CABINET

ABBREVIATION o
LOUR CODE
SPR.  SPRINKLER e T DRAWING LIST
FH. FIRE HYDRANT
HE, HOSE REEL — e DRAWING NO DESCRIPTION
FE. FIRE EXTINGUISHER EP—10048—F501 FS NOTES, LEGEND, ABBREVIATIONS AND DRAWING LIST
cQ, CARBON DIOXIDE $32mm "D EP~10048-F502 PROPOSED WAREHOUSE LAYOUT PLAN
LP.C.  LOSS PREVENTION COUNCIL $40mm PURRLE EP—10048~FS03  SPRINKLER & HOSE REEL SYSTEM LAYOUT PLAN
£S5 FIRE SERVICES INSTALLATION prre T EP—10048—FS04  DETAILS OF UNDERGROUND PUMP ROOM
H/L HIGH LEVEL £P-10048—FSO5  SCHEMATIC DIAGRAM FOR SPRINKLER SYSTEM
M/L MID LEVEL #85mn BWE EP—10048—FS06  SCHEMATIC DIAGRAM FOR HOSE REEL SYSTEM
v LOW LEVEL #80men GREEN EP~10048~F507  SITE PLAN
F/A FROM ABOVE #100mm LiGHT BROWH
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HOSE REEL W/ LOCMABLE GLASS FRONTED NOZZLE
BOX, STRIKER, C/W FIRE ALARM BELL & BREAK GLASS UNW

150mm FIRE ALARM BELL

BREAK GLASS UNIT

FAST RESPONSE TYPE SPRINKLER HEAD

FLOW SWITCH

MONITORED GATE VALVE

SPRINKLER_ZOME SUBSIOURY CONTROL VALVE ASSEMELY

INCLUDES ZONE SUBSIDIARY CONTROL VALVE, FLOW SWICH,
TEST CATE VALVE AND DRAN VALVE

GATE VALVE

NON RETURN VALVE

VORTEX INHIBITOR

BALL FLOAT VALVE

PRESSURE SWITCH

PRESSURE GAUGE WITH COCK
AUTOMATIC AIR VENT WITH COCK
SPRINKLER / HOSE REEL PIPE

SPRINKLER CONTROL VALVE SET

LEVEL SWITCH (HIGH LEVEL SIGNAL & LOW LEVEL SIGNAL)
FLEXIBLE CONNECTOR

CHECK METER POSITION

PLUG

Y-STRAINER

SPRINKLER / F.5. INLET

SPRINKLER PROVING PIPE

LEGEND (FOR LAYOUT PLAND
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HOSE REEL W/ LOCKABLE GLASS FROHTED NOZZLE
KX, STRIKER, C/W PRE ALARM BELL & BREAK GLASS UNIT

$50mm FIRE ALARM BELL

BREAK GLASS UNIT

SPRINKLER HEAD

FLON SWITCH

MONTORED GATE VALVE

SPRN m E INARY ROL VALVE Eﬁ«

1 INIROL VALY Low [CH,
GAIE VALVE

NON RETURN VALVE

VORTEX INHBITOR
AL FLOAT VALVE

PRESSURE SWITCH

SPRINKLER / HOSE REEL PIPE

SPRINKLER CONTROL VALVE SET

CHECK NETER POSTTION

SPRINKLER / F5. INET

g €02 TYPE FRE EXTINGUSHER

4Kq DRY PONDER TYPE FIRE EXTINGUSHER

PUNP

150mm WATER ALNRN GONG

SINGLE DUTLET TYPE FIRE HYDRANT

EMERGENCY LIGHTING

XTSI

NAKUAL TYPE FIRE ALARM PANEL
/ PUMP PAVEL WITH WATERPROOF ENCLOSURE
SELF ~CONTANED ENERGENCY FLUORESCENT LIGHTING UNIT
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Appendix D

Sprinkler System Layout Plan




SPRINKLER ZONE SUBSIDIARY STOP VLAVE
SPRINKLER 20ONE FLOW SWITCH

DETAILS PLEASE REFER, 9150
TO ORAWINGS FS02
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VR Application for Temporary Warehouse (Storage of Building Design e
Lau Tak Kee 3 . :
Motor O Mock-ups) with Ancillary Rural Workshop and Cold Store (Storage of 2] Structure 1: Sprinkler System Layout Plan
Engineering Vegetables, Fruits and Foods) for a Period of 3 Years and Filling of 301 Reflected (Ceiling Plan)
% Land at Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and

and Equipment™

Limited E Adjoining Government Land, Ping Che, Sheung Shui, New Territories Scale

Figure No.
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Appendix la of RNTPC
By Hand and Email (jemkwan@pland.gov.hk) Paper No. AINE-TKL /776

Our ref.: HHC9-DM-2516-240529
10 September 2024

Limited
Town Planning Board Planning, Urban Design, Landscape, Golf & Environmental Consultants
15/F North Point Government Offices
333 Java Road
North Point
Hong Kong

Attention: Ms. C.M. Kwan

Dear Ms. Kwan,

Application for Temporary Warehouse (Storage of Building Design Mock-ups) with Ancillary Rural Workshop
and Cold Store (Storage of Vegetables, Fruits and Foods) for a Period of 3 Years and Filling of Land at Lots
887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and Adjoining Government Land, Ping Che, Sheung Shui, New
Territories

We are writing with respect to the captioned application submitted on 4% September 2024.

By way of clarification, kindly be informed that the captioned application is submitted for the following land uses and
development;

Temporary Warehouse (Storage of Building Design Mock-ups) and Cold Store (Storage of Vegetables, Fruits and
Foods) with Ancillary Rural Workshop for a Period of 3 Years and Filling of Land at the stated address.

Should you have any queries, please do not hesitate to contact Ms. Wong Hui Ting, Town Planner at URBIS Limited

by phone at I or via email || G

Yours faithfully,
For and on behalf of URBIS Limited

X A

David Morkel MRTPI MHKIP MHKIUD.RFP
Director
Encl.

cc. Planning Department (Attn.: Ms. LEE Si Wai, Sheren) — by Email (sswlee@pland.gov.hk)

E‘Eiﬂﬁ?‘]%iﬁﬁﬁﬁﬂﬁl-ﬁﬁiﬁ%]‘%ﬂﬁiiﬁ%‘lﬁliﬁﬁi%\%Eﬂ%ﬁﬂi%%&ﬁ&ﬁﬁﬁﬁﬁﬁ@
SHLERRE—/ VRPN —I8 EEE: 2802 3333 {EH: 2802 8662 LEl: urbis@urbis.com.hk #@ik: https:/fwww.urbis.com.hk 5,
URBIS Limited, 11/F Siu On Centre, 188 Lockhart Road, Wan Chai, Hong Kong. Tel: 2802 3333 Fax: 2802 8662 E-Mail: urbis@urbis.com.hk Web site: hitps://iwww.urbis.com.hk



Appendix Ib of RNTPC
Paper No. A/INE-TKL/776
OUrgent [CReturn receipt CExpand Group [Restricted COPrevent Copy [IConfidential

Sheren Si Wai LEE/PLAND

BHE: wong Hui Ting I

FHHH: 2024%F10F18HE# A 1712

W& TPB Submission/PLAND; vy Cho Wa WONG/PLAND

P Sheren Si Wai LEE/PLAND; Katie Yuet Yee LEUNG/PLAND; Ho Rita;
Steven_Lo@hiphing.com.hk; David Morkel; URBIS-HHC9

EE: A/NE-TKL/776 - Submission of Further Information 1

%Al Internet Email

Dear Sir / Madam,

We are writing with respect to the captioned application and are pleased to submit herewith Further Information
(F1) 1 with regard to the following items:

e Application Form
¢ Planning Statement
e Response to Comments

Kindly note that we intend to proceed with our original application and would like to respectfully request that
this FI be exempted from publication and recounting requirements under the provisions of Section 5 of TPB
PG-No. 32B, on the basis that the changes made are in the form of clarification and amplifications, without
changing the scheme nor the conclusions of those assessments.

Softcopy of the submission has been uploaded to the link below:

20241018 A-NE-TKL-776_FI1

Should you have any queries, please feel free to contact Ms. Wong Hui Ting, Town Planner at URBIS Limited
by phone at ﬂ or email .

Thank you.

Kind regards,
Hui Ting

= =1 - -
B Hui Ting
Wong Hui Ting | Town Planner

URBIS Limited

T _ | D +_ | F _ Please visit our website www.urbis.com.hk for latest news and information



Application for Temporary Planning Permission under Section 16 of the Town Planning Ordinance at
Lots 887, 890 SA. RP 890 RP. and 890 S.B. in DD.77 and Adjoining Government Land, Ping Che,

Sheung Shui, New Territories — Planning Statement Responses to Comments

No. Comment Response

Planning Statement (A/NE-TKL/776)

PLANNING DEPARTMENT
(Contact Person: Ms. Sheren Lee TP/N3, Tel.: 2158 6391)
By Email dated 30 Sept 2024

Please supplement the following:
1. The breakdown of site area in “OS” zone and area shown as ‘Road’;

The Application Site comprises an area of approximately 2,499m?2 within the “OS”
zone and a smaller area of approximately 997m? in an area shown as ‘Road’ on
the prevailing OZP. We have updated section 1.5 of the planning statement to
provide this information.

2. Supplement with a plan indicating the location and area of the filled area;

Please refer to Figure 6 of the submitted Planning Statement for the location of
the filled area. We have updated Figure 6 to specify the extent of the filled area,
which is identical to that of the Application Site i.e., approximately 3,496m2.

3. Explanation for not complying with the approval condition relating to the
implementation of FSIs proposal under previous application No. A/NE-TKL/516

Due to the lack of post-approval advisory support at that time, the applicant was
not able to navigate through the administrative process of demonstrating
compliance with the cited approval condition. Kindly note that water supplies for
fire-fighting and fire service installations have been implemented to serve the
Application Site. Relevant site photos taken on 22 August 2024 have been
provided in a new Appendix E of the Planning Statement (forming part of this Fl
submission). The applicant has committed to comply with any necessary approval
condition(s) for the subject application.

TRANSPORT DEPARTMENT
(Contact Person: Mr. Eric TAM, Engr/Special Duties 2; Tel.: 2399 2405)
By Email dated 7 Oct 2024, forwarded by Planning Department

| refer to the captioned application. Please find the preliminary comments from
Commissioner for Transport (Contact Person: Mr. Eric TAM; Tel.: 2399 2405) below:

Thank you for your comments.

(i) The dimensions of the loading/unloading spaces for light goods vehicles should be
7m by 3.5m, and the dimensions should be shown on the layout plan;

We have updated Figure 5 to show the dimensions of the loading/unloading
spaces for light goods vehicles.

(i) The applicant should justify the adequacy of the parking spaces provided by relating
to the number of vehicles visiting the subject site, such as parking spaces for visitors
conducting the mock-up inspection;

Visitors’ group, who will arrive the application site by private cars, will be limited to
28 people (2 no.s of Multi-Purpose Vehicle (MPV) will be parked at private car
parking spaces and 2 no.s of light goods vehicles parking spaces will be also
served as MPV parking spaces) in each visit.

Page 1
URBIS Limited




Application for Temporary Planning Permission under Section 16 of the Town Planning Ordinance at

Lots 887, 890 SA. RP 890 RP. and 890 S.B. in DD.77 and Adjoining Government Land, Ping Che,

Sheung Shui, New Territories - Planning Statement

Responses to Comments

1737 for the purpose of toilet and open space.

No. Comment Response
(iii) The applicant should advise the width of the vehicular access leading to the site; An 8m-wide vehicular access leading to the site is provided.
(iv) The dimension of the maneuvering circle should be shown on the layout plan; We have updated Figure 5 to show the dimension of the maneuvering circle.
(v) The applicant shall advise the management/control measures to be implemented to A security guard will be available to guide visitors’ vehicles to the parking spaces
ensure no queuing of vehicles outside the subject site; to make sure no queueing of vehicles takes place outside the Application Site.
(vi) The applicant shall advise the provision and management of pedestrian facilities to Proper signage, indicating the pedestrian route / footpath with will be provided to
ensure pedestrian safety; and guide and alert pedestrians.
A security guard will also be available to ensure pedestrian safety.
(vii) The proposed vehicular access of using Ng Chow South Road is not managed by Agreed and noted with thanks.
TD. The applicant should seek comments from the responsible party.
Thank you. Thank you.
3 DISTRICT LANDS OFFICES/NORTH
(Contact Person: Mr. YUEN Ming Kin, Land Ex/Temp Disposal 1 (District Lands
Office, North); Tel.: 2675 1546)
By Email dated 9 Oct 2024
My comments/observations based on the applicant's information are as follow:
1. The application site comprises Old Schedule Agricultural Lots held under the Block Noted with thanks.
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.
2. The private lots are covered by Short Term Waivers (STW) Nos. 1589 & 1590 for the Noted with thanks.
purpose of temporary cold storage and guard and temporary cold storage, transformer
and switch room, electrical room guard room, site office and switch room for fire service
installation and pump house respectively. This office reserved the rights to take
enforcement action for the breach of STW.
3. The GL in the application site is covered by Short Term Tenancies (STT) No. NX Noted with thanks.

4. The application site is already being used for the uses under application. The

The applied ‘Storage of Building Design Mock-ups” use is intended for the storage

Page 2
URBIS Limited




Application for Temporary Planning Permission under Section 16 of the Town Planning Ordinance at

Lots 887, 890 SA. RP 890 RP. and 890 S.B. in DD.77 and Adjoining Government Land, Ping Che,

Sheung Shui, New Territories - Planning Statement

Responses to Comments

No.

Comment

Response

applicant should clarify if the "building design mock-up" is solely for storage or for
display/showroom to customers.

of mock-ups in relation to an ongoing building construction project in another part
of Hong Kong. The warehouse is used for the purpose of storing the mock-ups.
Members of the public are not allowed access to the mock-ups. Only workers, the
construction project team and related personnel will be allowed access to the
warehouse for project-related purposes, including the delivery of materials and
the inspection of mock-up works.

5. If the planning application is approved, the lot owners will need to apply to this office
for modification of the use of STW/STT (subject to clarification mentioned in para. 4
above). The madification of the STW/STT will be considered by the Government in its
capacity as a landlord and there is no guarantee that they will be approved. The
modification if approved, will be subject to such terms and conditions including the
payment of back-dated waiver fee/rent and administrative fee as considered appropriate
by LandsD.

Noted with thanks.

Page 3
URBIS Limited




Laublakdikee ViotordEngineenng
VAN andiEquipment Limited

Application for Temporary Warehouse (Storage of Building
Design Mock-ups) with Ancillary Rural Workshop and Cold
Store (Storage of Vegetables, Fruits and Foods) for a Period

of 3 Years and Filling of Land at Lots 887, 890 S.A RP, 890 RP
and 890 S.B in D.D. 77 and Adjoining Government Land,
Ping Che, Sheung Shui, New Territories

FURTHER £
INFORMATION 1 Wbz,

October 2024



Form No. S16-111 AL S16-111 5F

6. Type(s) of Application H 55 % Hll

(A) Temporary Use/Development of Land and/or Building Not Exceeding 3 Years in Rural Areas or
Regulated Areas
AL FRRBH I BZ AR E & 3t b R /BCESEYETT REA A B = RN R/ 3%
(For Renewal of Permission for Temporary Use or Development in Rural Areas or Regulated Areas, please
proceed to Part (B))

(R AL T MR St B S50 E M e 2R /S PR A B T P GBS > PR (B)ER9))

Temporary Warehouse (Storage of Building Design Mock-ups) with
(a) Proposed Ancillary Rural Workshop and Cold Store (Storage of Vegetables, Fruits
use(s)/development and Foods) for a Period of 3 Years and Filling of Land

e IR 55 e

(Please illustrate the details of the proposal on a layout plan) (5% F V- Bk B s st 1)

(b) Effective period of v year(s) £ S
permission applied for
FREA YT o] A 2 O month(s) EH oo

(c) Development Schedule &% EE4TIEF%
Proposed uncovered land area #it: #5 & 1 H i i 1236 sq.m MAbout 45
Proposed covered land area fits#iA F& FihiEmfg 0000 2,260 .. sq.m ¥ About 45
Proposed number of buildings/structures ¥t Es8Y) FEERYIEH ..l 6 .............
Proposed domestic floor area HEE(FFIMEIETE 000000 sg.m CJAbout &Y
Proposed non-domestic floor area I EMEER @ 0.l 2260 ........... sq.m MAbout £
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Proposed height and use(s) of different floors of buildings/structures (if applicable) ZEEEVEEEYIHY S =8 N A [EIE )=
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from Ground Level

FdEEss AR (407 FH) (Please use separate sheets if the space below is insufficient) (4100 N2/ R 8 » 5555 EERBA)

Non-domestic GFA Elevation of Use

Approx. 2,110m? Approx. 8.6m
- Approx. 1,660m?
Cold Store Capprox 450mt || e et e ettt

Guard Room Ground Level

Toilet Approx. 3m

Electrical Room & Guard Room
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Transformer & Switch Room Approx. 8m

[ Pump House

Switch Room for F.S. Installation &

P L R R R R R R R

Proposed number of car parking spaces by types A [E]fE4E (S & (7 AY R H

Private Car Parking Spaces F.ZZEEEr 2 ____________________________________________________
Motorcycle Parking Spaces =& == . o
Light Goods Vehicle Parking Spaces #&EIGSE =N . Z(EEij:fégﬁﬁ{jﬁéﬁﬁ) _________

) ] . N Shared with loading/unloading spaces
Medium Goods Vehicle Parking Spaces RIS HE T [T
Heavy Goods Vehicle Parking Spaces SRS H A=A . Lo

Others (Please Specify) EAtr (55%15H)

Proposed number of loading/unloading spaces |-3% % & e (i iR 2

Taxi Spaces FyE£E¥Efr / ____________________________________________________

Coach Spaces JR#EEZEEN L

Light Goods Vehicle Spaces #&#Itgess 2 (BysEfA)
Shared with parking spaces

Medium Goods Vehicle Spaces tF#I &8 =N, Lo

Heavy Goods Vehicle Spaces EE%U &5 HEEL {1 /

Others (Please Specify) i (&509)

Part 6 £ 6 ¥9r




Others (Please Specify) HAtl (55%1/HH)

(i)  Gross floor area sg.m FH Plot Ratio #f&EE2R
and/or plot ratio Domestic O About & OAbout %
gﬁ EY out out
}&%Eﬁég%&/j {EH 0 O Not more than 0 ONot more than
X 2N EZN
Non-domestic M About &3 MAbout %y
JEER 2,260 O Not more than 0.65  CINot more than
SN LN
(i)  No. of blocks Domestic
Mg (EE! 0
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IFEH 6
(iii) Building height/No. | Domestic .
of storeys FH 0 m >f
REYERE B [J (Not more than “RZ %)
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1 (Not more than “RZ%j?)
Non-domestic m Sk
IEFEA 3.00 - 8.60 o (Not more than %)
1 Storeys(s) &
™ (Not more than K% 72)
(iv) Site coverage
EmEE 65 % ™ About %
(v)  No. of parking Total no. of vehicle parking spaces {=EE{i7 4455 4
spaces and loading /
unloading spaces Private Car Parking Spaces F/.27EEEifir 2
gggétﬁéﬁ Motorcycle Parking Spaces & B =R Ei{ir / e
Light Goods Vehicle Parking Spaces #&7 £5 &34 B i1 {Zf(%éi‘ﬁ?%ﬁi;
Medium Goods Vehicle Parking Spaces 7 €5 &5 E {1y /i TS
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Others (Please Specify) HAtlr (55%1HH)
Total no. of vehicle loading/unloading bays/lay-bys
Bbr- 2 = R E N AL
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Executive Summary

This Planning Application relates to Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77 and adjoining
Government Land, at Ping Che, Sheung Shui, New Territories. It is prepared and submitted under
section 16 (s.16) of the Town Planning Ordinance (Cap.131) on behalf of Lau Tak Kee Motor
Engineering and Equipment Limited (“the Applicant”), to seek approval from the Town Planning Board
("TPB/the Board") for temporary planning permission for a Warehouse (Storage of Building Design
Mock-ups) with Ancillary Rural Workshop and Cold Store (Storage of Vegetables, Fruits and Foods) for

a period of three years, and for Filling of Land.

The majority of the Application Site falls within an area zoned “"Open Storage” ("OS") under the
Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14. A remaining small portion of land
comprises an area shown as ‘Road’ on the same OZP, within which any filling of land will require
permission from the Board. Available aerial photographic records show that the Site was filled to form
a development platform during a period up to 1996. As this was carried out before the current owners
acquired the land, there are no records, however, of the depth of the fill material deposited on the Site

or the nature of that material.

The applied temporary uses fall within the definition of a "Warehouse (excluding Dangerous Goods
Godown)' use specified in Column 1 of the Notes which is always permitted in the "OS" zone.
According to the Notes to the OZP, in any area shown as ‘Road’, temporary use or development of any

land or building not exceeding a period of three years requires permission from the Board.

The Application Site is approximately 3,496m? in extent, including Government land of approximately
84m?2. The total gross floor area (GFA) applied is approximately 2,260m?2. There will be six non-domestic
structures, including the main warehouse and other associated facilities namely the guard rooms, toilet,
electrical room, transformer room, and, switch room for fire service installation and pump house. All
structures will be between 3m and 8.6m in height. The greater part of the warehouse will serve as
storage space for building design mock-ups for an ongoing building construction project. The ancillary
rural workshop activities will be carried out in the main warehouse to accommodate minor woodwork
and wet-trades on an ad-hoc basis to furnish the interior mock-ups. The remaining smaller part of the
warehouse will house the Cold Store for the cold storage of vegetables, fruit and food. No interface
issue is envisaged from these applied uses. Conditional planning permissions were previously granted
to the Application Site in 2011 and 2013 for temporary warehouse use, and subsequently in 2015 for
temporary cold store use. The applied "Warehouse (excluding Dangerous Goods Godown)' use is not

the first of its kind in the "OS” zone or the area shown as ‘Road’ on the prevailing OZP.

URBIS Limited -1-
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The Application Site will be accessible by a vehicular track from Ng Chow South Road via the main
ingress/egress point, which is approximately 7.5m wide. There will be two parking spaces for light
goods vehicles, which will also serve as loading/unloading bays, as well as two private car parking
spaces on site. The operational hours will be from 9:00a.m. to 6:00p.m. on Mondays to Saturdays, with

no operation on Sundays and public holidays.

The Application for the filling of land establishes:
. through its historic use since filling in 1996, that the fill poses no recorded adverse drainage

impact to the site or surrounding area, with appropriate site drainage works in place.

The Application also establishes that the applied temporary use for a warehouse with ancillary rural

workshop and cold store:

. is in line with the planning intention of the "OS” zone and will not jeopardize the area shown as
‘Road’ given with the temporary nature of the applied use;

) as such, represents a prudent temporary use of Hong Kong's scarce land resources;

. mainly falls within designated “Category 1 Areas” which are considered suitable for open storage
and port back-up uses, in accordance with ‘Town Planning Board Guidelines for Application for
Open Storage and Port Back-Up Uses under s.16 of the Town Planning Ordinance’ (TPB PG-No.
13G);

) is considered compatible with the surrounding areas which are similarly occupied by open
storage and port back-up uses in large part;

. poses no adverse environmental or visual, traffic and drainage impacts; and

o does not set an undesirable planning precedent.

In view of the abovementioned merits of the applied temporary warehouse with ancillary rural
workshop and cold store for a period of 3 years, and filling of land, a favourable consideration of this

Application is respectfully requested from the Board.

URBIS Limited -2-
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1

1.1

1.3

1.4

1.4.1

14.2

INTRODUCTION

BACKGROUND TO THE APPLICATION

This Application is submitted by Lau Tak Kee Motor Engineering and Equipment Limited ("the
Applicant”) under section 16 (s.16) of the Town Planning Ordinance (Cap. 131) to seek planning
permission in respect of leased land at Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77, and
adjoining unallocated Government Land in Ping Che, Sheung Shui, New Territories for the temporary
use of the land for a Temporary Warehouse (Storage of Building Design Mock-ups) with Ancillary Rural
Workshop and Cold Store (Storage of Vegetables, Fruits and Foods) for a period of three years, and for
the filling of land.

The Application Site occupies an area of approximately 3,496 square metres (m?) and is located on Ng
Chow South Road, east of Ping Che Road, near Sheung Shui in the New Territories (Figure 1 refers).

FILLING OF LAND

This Application is submitted to apply, inter alia, for the filling of land in the Application Site. Available
aerial photographic records show that the Site was filled to form a development platform in the period
up to 1996. As this was carried out before the current owners acquired the land, there are no records,
of the depth of the fill material deposited on the Site or the nature of that material.

APPLIED LAND USES

In addition to filling of land, two temporary land uses are applied for in the Application Site for a
period of three years, namely:

) Storage of Building Design Mock-ups; and

e  Cold Store for the purposes of cold storage of vegetables, fruit and food. (This will be as a
reapplication of temporary uses previously approved subject to conditions by the Town Planning
Board in 2015 under s.16 of the Town Planning Ordinance).

LANDS STATUS

The Application Site has an area of approximately 3,496m? and falls on Lots 887, 890 S.A RP, 890 RP
and 890 S.B in D.D. 77 and adjoining unallocated Government Land, Ping Che, New Territories
(Figure 2 refers).

The Application Site is situated partly on an Old Schedule agricultural lot held under Block
Government Lease. The lease was issued in 1906 to be executed from 1898 with a term of 75 years
which was renewable for another term of 24 years less three days. The first term of the lease expired
in 1973 and was then statutorily renewed. According to the New Territories Leases (Extension)
Ordinance 1988, the lease may be further renewed to 2047.

URBIS Limited 1
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1.5  PLANNING CONTEXT AND HISTORY

Planning Context

1.5.1 Most of the Application Site (approximately 2,499m? in extent) is currently zoned “Open Storage”
("OS") under the Approved Ping Che and Ta Kwu Ling Outline Zoning Plan (OZP) No. S/NE-TKL/14.
(Figure 3 refers).

1.5.2  The remaining portion of the Application Site falls within an area shown as 'Road' on the same OZP
(approximately 997m? in extent).

Previous Planning Permissions
1.5.3 The Application Site has a history of planning permissions dating to 2001 as shown in Table 1.1.

154 Most recently, a planning permission relating to the Application Site was granted on 4th September
2015 for temporary warehouse use for Temporary Cold Store (Storage of Vegetables, Fruits and
Foods) for a period of 3 years with conditions (Case No. A/NE-TKL/516). Appendix C contains
Planning Department’s (PlanD) approval of Conditions associated with this permission. This
permission was subsequently revoked in 2017.

Table 1.1: Previous s.16 Applications at Application Site

Case No. Proposed Parameter Decision of TPB
Use/Development (Date)

A/NE-TKL/516 | Temporary Cold Store | Site Area: Approved with
(Storage of About 3,503.00m? (Includes conditions on a
Vegetables, Fruits and | Government Land of about 94.00 m?) temporary basis
Foods) for a Period of | Zoning: (4.9.2015).
3 Years "Open Storage" and Area shown as ‘Road’ Revoked on

4.6.2017

A/NE-TKL/453 | Temporary Site Area: Approved with
Warehouse for About 3,397.00m? conditions on a
Storage of Furniture Zoning: temporary basis

for a Period of 3 Years | "Open Storage" and Area shown as ‘Road’ (22.11.2013)

A/NE-TKL/363 Proposed Temporary Site Area: Approved with
Warehouse for About 3,397.00m? conditions on a
Storage of Furniture Zoning: temporary basis

for a Period of 3 Years | "Open Storage" and Area shown as ‘Road’ (8.7.2011)

A/NE-TKL/143 | Temporary Open Site Area: Approved with
Storage of Container About 3,023.00m? conditions on a
Trailers for a Period of | Zoning: temporary basis
3 Years "Open Storage" and Area shown as ‘Road’ (2.3.2001)

1.6  PURPOSE AND STRUCTURE OF THIS PLANNING STATEMENT

1.6.1 This Planning Statement forms a document supporting an application to the Board for temporary
planning permission under s.16 of the Town Planning Ordinance.

1.6.2 The Statement provides a comprehensive overview of the filling and land use proposal and the need
for it. It also details all relevant planning, landscape design and technical considerations. In particular:
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2 SITE CONTEXT

2.1

2.2

2.2.1

2.2.2

2.3

2.3.1

232

233

SITE LOCATION AND EXISTING CONDITION

The Application Site occupies an area of approximately 3,496m? and is located adjacent to Ng Chow
South Road, Ping Che, Sheung Shui, New Territories (Figure 1 refers).

There are currently six existing structures on site serving a variety of storage and associated purposes
(Figures 4 and 5 refer). The main storage uses are housed in the largest covered area (Structure 1 on
Figure 5 refers) which has a gross floor area (GFA) of approximately 2,110m?, whilst the associated
smaller supporting structures have a total GFA of approximately 150m?2. All structures are between 3
metres (m) and 8.6m in height.

The uncovered areas occupy approximately 1,236m? of the Application Site and covered areas
approximately 2,260m?.

The ingress/egress to the Application Site from Ng Chow South Road is situated at the northern part
of the Application Site (Figure 5 refers). Inside the ingress/egress is a vehicular turn-around, two
parking spaces for Light Goods Vehicles which also serve as loading/unloading bays, and two private
car parking spaces (Figure 5 refers).

SURROUNDING DEVELOPMENT CONTEXT

The northeastern boundary of the Application Site is bounded by a vehicular track. There are a
number of warehouses and workshops to the north, east and west of the Application Site (Figure 4
refers).

That part of the Application Site shown as ‘Road’ on the prevailing OZP has been reserved for a future
project known as ‘Road 5' (Figure 3 refers). As of 2015, the Civil Engineering and Development
Department (CEDD) had no development programme for Road 5.

OUTLINE ZONING PLAN PROVISIONS

Most of the Application Site (approximately 70%) is currently zoned "Open Storage” ("OS") under the
Approved Ping Che and Ta Kwu Ling Outline Zoning Plan (OZP) No. S/NE-TKL/14 (Figure 3 refers).

The remaining portion of the Application Site (approximately 30%) is shown as 'Road' on the same
OZP (Figure 3 refers).

“Open Storage” Zone

The planning intention of the "OS" zone is stated in Para 9.4.1 of the OZP Explanatory Statement to be
“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. In addition, upgrading of existing
workshop/warehouse and provision of new industrial development may be permitted on application to
the Board. Development proposals for such purposes have to demonstrate clearly that the operations
could not be accommodated in conventional flatted factories or godown premises, and the proposed
open storage uses would have no adverse environmental, drainage and traffic impacts on the
surrounding areas. The Board will consider each development proposal on its individual merits.
Sympathetic consideration may be given to industries having extensive land requirement and not
polluting in nature”.
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234

235

2.3.6

2.4

241

242

Both of the land uses (and ancillary uses) which are the subject of this Application (namely ‘Storage of
Building Design Mock-ups’ and ‘Cold Store’) fall within the land use 'Warehouse (excluding
Dangerous Goods Godown)' and are therefore uses falling within Column 1 of the Schedule of Uses
under the prevailing OZP and which are therefore, always permitted.

Area Shown as ‘Road’

The Notes to the OZP state at Para. (10) "In any area shown as ‘Road’, all uses or developments except
those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do not apply to this case] and those
specified below require permission from the Town Planning Board:

road and on-street vehicle park”. (our remark in [ ])

Temporary Use

Para. 11(b) of the Notes to the OZP states: “temporary use or development of any land or building not
exceeding a period of three years requires permission from the Town Planning Board. Notwithstanding
that the use or development is not provided for in terms of the Plan, the Town Planning Board may
grant permission, with or without conditions, for a maximum period of three years, or refuse to grant
permission”.

TOWN PLANNING BOARD GUIDELINES

The applied temporary storage uses exhibit ‘open storage’ characteristics with reference to the 'Town
Planning Board Guidelines for Application for Open Storage and Port Back-up Uses under s.16 of the
Town Planning Ordinance’ (TPB PG-No. 13G) issued in April 2023 (hereafter referred to as “the
Guidelines").

The applied temporary land uses are addressed under the Guidelines as follows:

e The majority of the Application Site (approximately 70.9%) is situated within TPB PG-13G

designated "Category 1 Areas” in accordance with the plans attached to the Guidelines. The
Guidelines states that Category 1 Areas are areas considered suitable for open storage and port
back-up uses. In these areas, Para. 2.1 (a) of the Guidelines states:
“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, such as container trailer/tractor park and
open storage of chemical products/ dangerous goods etc., may cause significant environmental and
traffic concerns.”

e Preliminary technical assessments on traffic, drainage, visual and environmental aspects should
demonstrate that the applied uses will not generate adverse impacts to the surrounding areas
(Paras. 2.4- 2.5 of the Guidelines).

e The remainder of the Application Site, which is located in an area shown as ‘Road’ on the
prevailing OZP falls outside the defined Areas 1, 2, 3 or 4 under the Guidelines.
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Minor woodwork and wet-trades activity will be needed for assembly purposes on an ad-hoc basis for
the interior mock-ups. This will require a temporary rural workshop ancillary to the main storage use.

The Applicant therefore wishes to obtain permission to utilise part of the Application Site for the
purposes of storing these mock-up units with an ancillary rural workshop, which will account for
approximately 1,660m? of the total GFA applied.

Cold Store

The Applicant also wishes to re-apply for the temporary use of the other smaller part of the
Application Site for the purposes of cold storage of vegetables, fruit and food. This will be a
reapplication of a temporary use previously approved subject to conditions by the Board under s.16
of the Town Planning Ordinance. This use accounts for approximately 450m? of the total GFA applied.

The applied operational hours will be 9:00a.m. to 6:00p.m. from Mondays to Saturdays. No operation
will be held on Sundays and public holidays.

To facilitate the above operations, a GFA of approximately 150m? is applied to accommodate facilities
required to support and are therefore ancillary to the applied operations. These ancillary facilities are
shown on the master layout plan which will be further discussed in the following section (Figure 5
refers).

SITE PLANNING

Site Layout

The site layout is illustrated in Figure 5. The ingress/egress points are situated at the northern part of
the Application Site off Ng Chow South Road (Figure 1 refers).

The two applied storage land uses, including the ancillary rural workshop, will be accommodated
within Structure 1. No functional interface issues or problems are envisaged between the two
applied temporary land uses and the ancillary land use.

Other ancillary supporting facilities are housed in Structures 2 to 6, including the guard room, toilet,
electrical room & guard room, transformer & switch room, and switch room for fire service
installation & pump house (Figure 5 refers).

Amongst the ancillary supporting facilities:
e Structure 4 which is the electrical room & guard room is located within an area shown as ‘Road’

on the OZP.
e The remaining structures are situated in areas zoned "OS" on the OZP.

Vehicular Access and Circulation

The Application Site is served by a surfaced vehicular track leading from Ng Chow South Road. Any
access road leading from Ping Che Road to the Application Site is not maintained by Highways
Department.

There will be two 7m x 3.5m loading/unloading bays for light goods vehicles not exceeding 5.5
tonnes which adjoin the main warehouse i.e., Structure 1, and two 5m x 2.5m private car parking
spaces (Figure 5 refers). No medium goods vehicle, heavy goods vehicle, and container trailer/tractor
will access the Application Site.

Adequate circulation and turning space will be provided at the uncovered area for the manoeuvring
of vehicles (Figure 3 refers).

URBIS Limited 7
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3.5 TECHNICAL ISSUES

3.5.1 The Application Site is subject to a number of previous planning permissions, most recently
Application No. A/NE-TKL/516 in 2015, which was for a very similar cold store use to that applied for
under this Application. Technical assessments under previous applications have demonstrated that
the applied storage uses will not give rise to unacceptable drainage, traffic and environmental issues.
These issues are recapped briefly below.

Site Drainage

3.5.2 The Application Site is subject to a previous planning permission (Case No. A/NE-TKL/453) granted
with conditions in 2013 (i.e., subsequent to the completion of the filling of land in 1996) whereby a
300mm surface U-channel was required to be constructed along the entire site boundary to intercept
surface runoff. The surface runoff collected by the existing 300mm surface U-channel is dissipated to
an existing 525mm diameter underground channel connecting to an existing ditch.

353 The existing drainage facilities are provided and maintained at the Applicant's own expense.
Condition g) of the 2015 planning permission (Case No. A/NE-TKL/516) was the submission of an
as-built drainage record. The as-built drainage plan and a photo record of the existing site drainage
conditions are provided in Appendix B.

3.5.4 Based on its historic use since filling in 1996, the fill deposited on the land appears to pose no
recorded adverse drainage impact to the site or surrounding area, with appropriate site drainage
works in place.

Traffic and Transport Considerations

3.5.5 The Application Site is served by a surfaced vehicular access leading from Ng Chow South Road.
This is approximately 8m wide. Conditional planning permissions were previously granted to the
Application Site in 2011 and 2013 for temporary warehouse use, and subsequently in 2015 for
temporary cold store use. The average traffic generation and traffic generation rate at peak hours
estimated for the latter land use are shown in Table 3.1.

Table 3.1: Estimated Average Traffic Generation and Traffic Generation Rate at Peak Hours for Cold
Store Use under Previous Permission (Case No. A/NE-TKL/516)

Type of Vehicle Average Traffic = Average Traffic = Traffic Traffic Attraction
Generate Rate Attraction Rate =~ Generation Rate at Peak

(pcu/hr) (pcu/hr) Rate at Peak Hours (pcu/hr)
Hours (pcu/hr)

Light Goods Vehicle (not
exceeding 5.5 tonnes) 033 0.33 1 0

Note 1: The opening hour is restricted to 9:00 a.m. to 6:00 p.m. from Mondays to Saturdays. No operation will be held on
Sundays and public holidays.

Note 2: The pcu of light goods vehicle not exceeding 5.5 tonnes is taken as 1.

Note 3: Morning peak is defined as 7:00 a.m. to 9:00 a.m., whereas afternoon peak is defined as 5:00 p.m. to 7:00 p.m.

3.5.6 The applied ‘Storage of Building Design Mock-ups’ use is estimated to generate a maximum of 2 nos.

light good vehicle trips per day inbound and outbound, to deliver materials to the Application Site
during the course of the building construction project for which the mock-ups are stored. These trips
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3.5.10

3.5.11

3.5.12

3.5.13

3.5.14

3.5.15

3.5.16

will only take place during off-peak hours with a view to minimising traffic impact on the surrounding
area.

It is estimated that visitors’ group who will arrive at the Application Site by private cars will be limited to
a maximum of 28 people. 2 nos. of Multi-Purpose Vehicle (MPV) will be parked at private car parking
spaces and 2 nos. of light goods vehicles parking spaces will also serve as MPV parking spaces for each
visit. A security guard will be available to guide visitors’ vehicles to the parking spaces to make sure
that no queueing of vehicles takes place outside the Application Site.

It can therefore be seen that the temporary land uses applied for in this Application are expected to
give rise to negligible traffic generation over and above that of the previously approved cold store
use.

The proposed temporary land uses will not give rise to regular traffic and only the negligible increase
in traffic would not aggravate traffic conditions on Ng Chow South Road, Ping Che Road and nearby
road networks.

In terms of pedestrian circulation, proper signage, indicating the pedestrian route / footpath with will
be provided to guide and alert pedestrians. A security guard will also be available to ensure pedestrian
safety.

Fire Services

The Application Site is subject to a previous planning permission (No. A/NE-TKL/453) granted for cold
store use with conditions in 2013. Proposals for water supply for fire-fighting and fire services
installations were submitted and found acceptable in compliance with approval conditions (g) and (h),
as indicated on PlanD's letters dated 21st February 2014 and 11th July 2014 respectively (Ref.
TPB/A/NE-TKL/453, Appendix C refers).

On this basis, a revised and updated sprinkler system layout plan is submitted to facilitate the two
applied land uses in this application (Appendix D refers). Site photos of the existing provision of
water supplies for fire-fighting and fire service installations, taken on 22" August 2024, are provided
in Appendix E.

Environmental Considerations

The Application Site has been subject to planning permissions since 2001. The cold store use in the
last planning permission is similar to that applied for in this Application.

No significant additional traffic over and above that of the previously approved cold store use. will be
created by the applied temporary land uses, and the generation of noise due to associated traffic will
therefore be minimal.

In previous applications, it was noted that a domestic structure was found to the south of the
Application Site. However, the temporary storage uses applied for will be housed within a largely
enclosed cold store and warehouse structure (Structure 1 on Figure 5). Furthermore, the applicant
proposes to restrict the operation hours of the facility from 9:00a.m. to 6:00p.m. from Mondays to
Saturdays. No operation will be held on Sundays and public holidays. Therefore, the actual
environmental impact of the applied temporary land uses will therefore be insignificant.

The Applicant will follow the '‘Code of Practice on Handling Environmental Aspects of Temporary Uses
and Open Storage Sites' where applicable and is serious about maintaining acceptable environmental
conditions for the surroundings.

URBIS Limited 9
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prevailing OZP and which, together with their ancillary supporting structures (i.e. Structures 2 to 6
shown on Figure 5), are therefore, always permitted.

The applied land uses conform to the planning intention of the "OS" zone because they could not be
accommodated in a conventional godown. Since part of the applied use is as cold store use, the high
demand of electricity is not readily available in conventional godown and industrial premises. The
Application Site is therefore an ideal location for the uses which are applied for.

Moreover, storage uses at ground floor of conventional godown and industrial premises are usually
outbid by other uses which can afford higher rents, such as retail uses. In short, the uses applied for
could not be accommodated in conventional warehouse due to the economic infeasibility and the
physical constraints of conventional godowns and industrial buildings.

Area Shown as ‘Road’

4.2.10 A part of the Application Site is located in an area shown as 'Road' on the Approved Ping Che and Ta

Kwu Ling OZP No. S/NE-TKL/14 (Figure 3 refers).

4.2.11 The Notes to the OZP state at Para. (10): “In any area shown as ‘Road’, all uses or developments except

those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do not apply to this case] and those
specified below require permission from the Town Planning Board:

road and on-street vehicle park”. (our remark in [])

4.2.12 It is noted that there is no current planned implementation programme for the proposed future Road

5 which is the reason for the area being shown as ‘Road’ on the OZP. The applied land uses are
temporary in nature, and, together with their ancillary rural workshop use and temporary Structure 4,
would not therefore jeopardize the area shown as 'Road' on the prevailing OZP.

Temporary Use

4.2.13 Para. 11 (b) of the Notes to the OZP states: “temporary use or development of any land or building not

exceeding a period of three years requires permission from the Town Planning Board. Notwithstanding
that the use or development is not provided for in terms of the Plan, the Town Planning Board may
grant permission, with or without conditions, for a maximum period of three years, or refuse to grant
permission”.

4.2.14 It is submitted that the approval of the applied uses for a period of 3 years would be a prudent use of

4.3

431

scarce land resources in Hong Kong.

CONFORMITY TO TOWN PLANNING BOARD GUIDELINES FOR APPLICATION FOR OPEN
STORAGE AND PORT BACK-UP USES (TPB PG-NO. 13G)

On the grounds that the applied warehouse use therefore possesses ‘open storage’ characteristics
with reference to the 'Town Planning Board Guidelines for Application for Open Storage and Port
Back-up Uses’ (TPB PG-No. 13G, also referred to as “the Guidelines”), the applied land uses can be said
to conform to TPB PG-No.13 Guidelines as follows:

e The majority of the Application Site (About 70.9%) is situated within TPB PG-No.13 Category 1
Areas in accordance with the plans attached to the abovementioned guideline. It is stated in the
PG that Category 1 areas are areas considered suitable for open storage and port back-up uses.
Para. 2.1 (a) states:
“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
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	1.5 Planning Context and History
	1.5.3  The Application Site has a history of planning permissions dating to 2001 as shown in Table 1.1.
	1.5.4  Most recently, a planning permission relating to the Application Site was granted on 4th September 2015 for temporary warehouse use for Temporary Cold Store (Storage of Vegetables, Fruits and Foods) for a period of 3 years with conditions (Case...

	1.6 Purpose and Structure of This Planning Statement
	1.6.1  This Planning Statement forms a document supporting an application to the Board for temporary planning permission under s.16 of the Town Planning Ordinance.
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	 Chapter 3 describes the filling and land use proposal and technical considerations;
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	 Chapter 5 describes the implementation proposals for the project; and
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	2.1 Site Location and Existing Condition
	2.1.1  The Application Site occupies an area of approximately 3,496m2 and is located adjacent to Ng Chow South Road, Ping Che, Sheung Shui, New Territories (Figure 1 refers).
	2.1.2  There are currently six existing structures on site serving a variety of storage and associated purposes (Figures 4 and 5 refer). The main storage uses are housed in the largest covered area (Structure 1 on Figure 5 refers) which has a gross fl...
	2.1.3  The uncovered areas occupy approximately 1,236m2 of the Application Site and covered areas approximately 2,260m2.
	2.1.4  The ingress/egress to the Application Site from Ng Chow South Road is situated at the northern part of the Application Site (Figure 5 refers). Inside the ingress/egress is a vehicular turn-around and two parking spaces for Light Goods Vehicles ...

	2.2 Surrounding Development Context
	1.3
	2.2.1  The northeastern boundary of the Application Site is bounded by a vehicular track. There are a number of warehouses and workshops to the north, east and west of the Application Site (Figure 4 refers).
	2.2.2  That part of the Application Site shown as ‘Road’ on the prevailing OZP has been reserved for a future project known as ‘Road 5’ (Figure 3 refers). As of 2015, the Civil Engineering and Development Department (CEDD) had no development programme...

	2.3 Outline Zoning Plan Provisions
	2.3.1  Most of the Application Site (approximately 70%) is currently zoned "Open Storage" ("OS") under the Approved Ping Che and Ta Kwu Ling Outline Zoning Plan (OZP) No. S/NE-TKL/14 (Figure 3 refers).
	2.3.2  The remaining portion of the Application Site (approximately 30%) is shown as 'Road' on the same OZP (Figure 3 refers).
	“Open Storage” Zone
	2.3.3  The planning intention of the "OS" zone is stated in Para 9.4.1 of the OZP Explanatory Statement to be “for the provision of land for appropriate open storage uses and to regularise the already haphazard proliferation of open storage uses. It p...
	2.3.4  Both of the land uses (and ancillary uses) which are the subject of this Application (namely ‘Storage of Building Design Mock-ups’ and ‘Cold Store’) fall within the land use ‘Warehouse (excluding Dangerous Goods Godown)’ and are therefore uses ...
	Area Shown as ‘Road’
	2.3.5  The Notes to the OZP state at Para. (10) “In any area shown as ‘Road’, all uses or developments except those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do not apply to this case] and those specified below require permissio...
	road and on-street vehicle park”. (our remark in [ ])
	Temporary Use
	2.3.6  Para. 11(b) of the Notes to the OZP states: “temporary use or development of any land or building not exceeding a period of three years requires permission from the Town Planning Board. Notwithstanding that the use or development is not provide...

	2.4 Town Planning Board Guidelines
	1.4
	2.4.1  The applied temporary storage uses exhibit ‘open storage’ characteristics with reference to the ‘Town Planning Board Guidelines for Application for Open Storage and Port Back-up Uses under s.16 of the Town Planning Ordinance’ (TPB PG-No. 13G) i...
	2.4.2  The applied temporary land uses are addressed under the Guidelines as follows:
	 The majority of the Application Site (approximately 70.9%) is situated within TPB PG-13G designated “Category 1 Areas” in accordance with the plans attached to the Guidelines. The Guidelines states that Category 1 Areas are areas considered suitable...
	“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 implementa...
	 Preliminary technical assessments on traffic, drainage, visual and environmental aspects should demonstrate that the applied uses will not generate adverse impacts to the surrounding areas (Paras. 2.4- 2.5 of the Guidelines).
	 The remainder of the Application Site, which is located in an area shown as ‘Road’ on the prevailing OZP falls outside the defined Areas 1, 2, 3 or 4 under the Guidelines.


	3 FILLING AND LAND USE PROPOSAL AND TECHNICAL CONSIDERATIONS
	3
	3.1 Introduction
	3.1.1  This section of the Planning Statement describes the indicative filling and land use proposal that is the subject of this Planning Application under s.16 of the Town Planning Ordinance.

	3.2 Indicative Proposal for Filling of Land
	3.2.1  Filling of land has historically been undertaken at the Application Site (Figure 6 refers) although it has come to light only recently that this was never the subject of a planning permission, as this was carried out before the current owners a...
	3.2.2  As can be seen from the aerial photos retrieved from Hong Kong Map Service 2.0, the filling of land seemingly commenced around 1992 and appears to have been completed in 1996 (Figures 7a and 7b refer).
	3.2.3  It appears that a small northern part of the Application Site was filled between 1992 and 1994 (Figure 7a refers). This was followed by filling of the remaining part between 1994 and 1996 (Figure 7b refers).
	3.2.4  As filling was completed before the current owners acquired the land, they have no record of the depth of fill nor the nature of the fill.
	3.2.5  Typical levels around and outside the Application Site are:
	 +20.0mPD to the north;
	 +19.8mPD to the east;
	 +18.5mPD to the south; and
	 +19.5mPD to the west
	3.2.6  The typical nominal fill level across the Application Site is approximately +20.4mPD.
	3.2.7  The Application Site is subject to a previous planning permission (Case No. A/NE-TKL/453) granted with conditions in 2013 for which an as-built drainage plan was submitted and found acceptable for compliance with approval conditions (e) and (f)...

	3.3 Indicative Land Use Proposal
	3.3.1  The Applicant has executed a tenancy of part of the Application Site with Hip Hing Engineering Limited (“Hip Hing”). Hip Hing is the appointed Contractor for an ongoing building construction project in another part of Hong Kong. This project re...
	3.3.2  Minor woodwork and wet-trades activity will be needed for assembly purposes on an ad-hoc basis for the interior mock-ups. This will require a temporary rural workshop ancillary to the main storage use.
	3.3.3  The Applicant therefore wishes to obtain permission to utilise part of the Application Site for the purposes of storing these mock-up units with an ancillary rural workshop, which will account for approximately 1,660m2 of the total GFA applied.
	3.3.4  The Applicant also wishes to re-apply for the temporary use of the other smaller part of the Application Site for the purposes of cold storage of vegetables, fruit and food. This will be a reapplication of a temporary use previously approved su...
	3.3.5  The applied operational hours will be 9:00a.m. to 6:00p.m. from Mondays to Saturdays. No operation will be held on Sundays and public holidays.
	3.3.6  To facilitate the above operations, a GFA of approximately 150m2 is applied to accommodate facilities required to support and are therefore ancillary to the applied operations. These ancillary facilities are shown on the master layout plan whic...

	3.4 Site Planning
	Site Layout
	3.4.1  The site layout is illustrated in Figure 5. The ingress/egress points are situated at the northern part of the Application Site off Ng Chow South Road (Figure 1 refers).
	3.4.2  The two applied storage land uses, including the ancillary rural workshop, will be accommodated within Structure 1.  No functional interface issues or problems are envisaged between the two applied temporary land uses and the ancillary land use.
	3.4.3  Other ancillary supporting facilities are housed in Structures 2 to 6, including the guard room, toilet, electrical room & guard room, transformer & switch room, and switch room for fire service installation & pump house (Figure 5 refers).
	3.4.4  Amongst the ancillary supporting facilities:
	 Structure 4 which is the electrical room & guard room is located within an area shown as ‘Road’ on the OZP. It is a temporary structure in that it is made of bricks demountable upon completion of the temporary use.
	 The remaining structures are situated in areas zoned “OS” on the OZP and comprise mostly temporary structures, apart from Structure 5 which serves as the transformer & switch room needed on a permanent basis for supporting the applied uses.
	Vehicular Access and Circulation
	3.4.5  The Application Site is served by a surfaced vehicular track leading from Ng Chow South Road. Any access road leading from Ping Che Road to the Application Site is not maintained by Highways Department.
	3.4.6  Two 7m x 3m loading/unloading bays for light goods vehicles not exceeding 5.5 tonnes which adjoin the main warehouse i.e., Structure 1, are applied (Figure 5 refers). No medium goods vehicle, heavy goods vehicle, and container trailer/tractor w...
	3.4.7  Adequate circulation and turning space will be provided at the uncovered area for the manoeuvring of vehicles (Figure 3 refers).

	3.5 Technical Issues
	3.5.1  The Application Site is subject to a number of previous planning permissions, most recently Application No. A/NE-TKL/516 in 2015, which was for a very similar cold store use to that applied for under this Application. Technical assessments unde...
	Site Drainage
	3.5.2  The Application Site is subject to a previous planning permission (Case No. A/NE-TKL/453) granted with conditions in 2013 (i.e., subsequent to the completion of the filling of land in 1996) whereby a 300mm surface U-channel was required to be c...
	3.5.3  The existing drainage facilities are provided and maintained at the Applicant's own expense. Condition g) of the 2015 planning permission (Case No. A/NE-TKL/516) was the submission of an as-built drainage record. The as-built drainage plan and ...
	3.5.4  Based on its historic use since filling in 1996, the fill deposited on the land appears to pose no recorded adverse drainage impact to the site or surrounding area, with appropriate site drainage works in place.
	Traffic Considerations
	3.5.5  The Application Site is served by a surfaced vehicular access leading from Ng Chow South Road. Conditional planning permissions were previously granted to the Application Site in 2011 and 2013 for temporary warehouse use, and subsequently in 20...
	3.5.6  The applied ‘Storage of Building Design Mock-ups’ use is estimated to generate a maximum of 2 nos. light good vehicle trips per day inbound and outbound, to deliver materials to the Application Site during the course of the building constructio...
	3.5.7  It can therefore be seen that the temporary land uses applied for in this Application are expected to give rise to negligible traffic generation over and above that of the previously approved cold store use.
	3.5.8  The applied temporary land uses will not give rise to regular traffic and only the negligible increase in traffic would not aggravate traffic conditions on Ng Chow South Road, Ping Che Road and nearby road networks.
	3.5.9  The Application Site is subject to a previous planning permission (No. A/NE-TKL/453) granted for cold store use with conditions in 2013.  Proposals for water supply for fire-fighting and fire services installations were submitted and found acce...
	3.5.10  On this basis, a revised and updated sprinkler system layout plan is submitted to facilitate the two applied land uses in this application (Appendix D refers).
	Environmental Considerations
	3.5.11  The Application Site has been subject to planning permissions since 2001. The cold store use in the last planning permission is similar to that applied for in this Application.
	3.5.12  No significant additional traffic over and above that of the previously approved cold store use. will be created by the applied temporary land uses, and the generation of noise due to associated traffic will therefore be minimal.
	3.5.13  In previous applications, it was noted that a domestic structure was found to the south of the Application Site.  However, the temporary storage uses applied for will be housed within a largely enclosed cold store and warehouse structure (Stru...
	3.5.14  The Applicant will follow the 'Code of Practice on Handling Environmental Aspects of Temporary Uses and Open Storage Sites' where applicable and is serious about maintaining acceptable environmental conditions for the surroundings.


	4 PLANNING MERITS AND JUSTIFICATIONS
	4
	4.1 Introduction
	4.1.1  The filling and land use proposal has the following planning merits and justifications which are set out below.

	4.2 Conformity with OZP Intention
	4.2.1  Most of the Application Site (approximately 70%) is currently zoned “Open Storage” ("OS") under the Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14 (Figure 3 refers).
	4.2.2  The remaining portion of the Application Site (approximately 30%) is shown as 'Road' on the same OZP (Figure 3 refers).
	Filling of Land
	4.2.3  With regard to the filling of land, the Notes to the OZP state at Para. (10) “In any area shown as ‘Road’, all uses or developments except those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do not apply to this case] and tho...
	road and on-street vehicle park”. (our remark in [ ])
	4.2.4  Given that filling of land does not constitute uses or developments specified in Paras. (9)(a) to (9)(d), (9)(g) and (10) of the Notes to the OZP, planning permission is required for the small part of the Application Site which falls within an ...
	4.2.5  Through its historic use since filling in 1996, the fill deposited on the land appears to pose no recorded adverse drainage impact to the site or surrounding area, with appropriate site drainage works in place.
	Open Storage Zone
	4.2.6  The planning intention of the "OS" zone is stated in Para. 9.4.1 of the OZP Explanatory Statement to be “to provide land for appropriate open storage uses and to regularize the already haphazard proliferation of open storage uses. It provides f...
	4.2.7  Both of the uses which are the subject of this Application, namely ‘Storage of Building Design Mock-ups’ and ‘Cold Store’, fall within the land use ‘Warehouse (excluding Dangerous Goods Godown)’. These uses are therefore uses falling within Col...
	4.2.8  The applied land uses conform to the planning intention of the "OS" zone because they could not be accommodated in a conventional godown. Since part of the applied use is as cold store use, the high demand of electricity is not readily availabl...
	4.2.9  Moreover, storage uses at ground floor of conventional godown and industrial premises are usually outbid by other uses which can afford higher rents, such as retail uses. In short, the uses applied for could not be accommodated in conventional ...
	Area Shown as ‘Road’
	4.2.10  A part of the Application Site is located in an area shown as 'Road' on the Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14 (Figure 3 refers).
	4.2.11  The Notes to the OZP state at Para. (10): “In any area shown as ‘Road’, all uses or developments except those specified in paragraphs (9)(a) to (9)(d) and (9)(g) above [which do not apply to this case] and those specified below require permiss...
	road and on-street vehicle park”. (our remark in [ ])
	4.2.12  It is noted that there is no current planned implementation programme for the proposed future Road 5 which is the reason for the area being shown as ‘Road’ on the OZP. The applied land uses are temporary in nature, and, together with their anc...
	Temporary Use
	4.2.13  Para. 11 (b) of the Notes to the OZP states: “temporary use or development of any land or building not exceeding a period of three years requires permission from the Town Planning Board. Notwithstanding that the use or development is not provi...
	4.2.14  It is submitted that the approval of the applied uses for a period of 3 years would be a prudent use of scarce land resources in Hong Kong.

	4.3 Conformity to Town Planning Board Guidelines for Application for Open Storage and Port Back-up Uses (TPB PG-No. 13G)
	4.3.1  All structures on the Site are temporary structures with the exception of Structure 5 which serves as the transformer & switch room.
	4.3.2  On the grounds that the applied warehouse use therefore possesses ‘open storage’ characteristics with reference to the ‘Town Planning Board Guidelines for Application for Open Storage and Port Back-up Uses’ (TPB PG-No. 13G, also referred to as ...
	 The majority of the Application Site (About 70.9%) is situated within TPB PG-No.13 Category 1 Areas in accordance with the plans attached to the abovementioned guideline.  It is stated in the PG that Category 1 areas are areas considered suitable fo...
	“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 implementa...
	 As noted above, no unacceptable traffic, drainage or environmental impacts are anticipated from the applied land uses.
	 After giving full consideration to the Guidelines, it is acknowledged that the applied land uses essentially fulfil the requirements of the Guidelines for the application of the open storage and port back-up uses. In particular, previous planning ap...

	4.4 Compatibility with Surrounding Land Use and Environment
	4.4.1  The "OS" zone where the Application Site lies is currently characterized by a number of warehouses, open storage yards and workshops. They are all as-of-right Column 1 uses within the "OS" zone.
	4.4.2  There are warehouses and rural workshops to the south, north east and west of the Application Site (Figure 4 refers). Although there are a number of scattered simple single storey domestic structures to the south of the Application Site, the ap...

	4.5 No Unacceptable Traffic, Drainage or Environmental Issues
	4.5.1  The Application Site has been the subject of various planning permissions since 2001. The last cold store use in the last temporary planning permission is similar to this Application.
	4.5.2  As noted in Section 3 above, the Application Site has been filled since at least 1996. Drainage works were installed after 2013 and appear to have been fully effective in preventing significant drainage impacts. It is therefore reasonable to co...
	4.5.3  As noted in Section 3 above, the applied temporary land uses for the Application Site will not give rise to any significantly increased traffic, drainage or environmental issues over and above those identified in previously approved planning ap...
	4.5.4  In terms of fire services, on the basis of the previously approved proposals for water supply and fire services installation (Case No. A/NE-TKL/453) submitted and found acceptable for compliance with approval conditions (g) and (h), as indicate...
	4.5.5  For the reasons above, it can be said that for the purposes of Para. 9.4.1 of the Explanatory Statement of the current OZP that the applied temporary land uses “would have no adverse environmental, drainage and traffic impacts on the surroundin...

	4.6 No Undesirable Planning Precedent
	4.6.1  The applied development and land uses are not the first of their kind in the "OS" zone under the Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14. Indeed, as can be seen in Appendix A, numerous applications have been approved by the Board ...
	4.6.2  The approvals granted by the Board undoubtedly show the suitability of the zone for open storage and port back-up uses. It also demonstrates the Board's recognition of the demand for warehouse in the area due to close proximity to the border wi...
	4.6.3  Therefore, it is submitted that this Application will not create an undesirable planning precedent.
	5.1.

	4.7 Conclusion
	4.7.1  In summary, it is submitted that the land use proposal in this Application embodies several significant planning merits and justifications that justify the approval of this Application.


	5 IMPLEMENTATION
	5
	5.1 Programme and Phasing
	6.
	6.1.
	5.1.1  The Applicant intends to commence the applied temporary uses immediately upon their approval by the Board.  It is intended that all land uses continue for a period of three years.


	6  Conclusion and Decision Sought
	6
	6.1 Conclusion
	6.1.1  This Application is submitted to seek permission from the Board on Lots 887, 890 S.A RP, 890 RP and 890 S.B in D.D. 77, and adjoining Government Land in Ping Che, Sheung Shui, New Territories for:
	 the filling of land across the Application Site; and
	 two applied temporary land uses, namely Storage of Building Design Mock-ups with ancillary rural workshop use and Cold Store for the purposes of cold storage of vegetables, fruit and food as well as an ancillary rural workshop use.
	6.1.2  This will be as a reapplication of two temporary uses previously approved subject to conditions by the Board under s.16 of the Town Planning Ordinance.  The Application Site was the subject of a previously approved planning permission for cold ...
	6.1.3  Most of the Application Site is currently zoned "OS" while a smaller area of the Site is shown as 'Road' under the Approved Ping Che and Ta Kwu Ling OZP No. S/NE-TKL/14. The Application for the filling of land establishes:
	 through its historic use since filling in 1996 that the fill appears to pose no adverse drainage impact to the site or surrounding area, with appropriate site drainage works in place.
	6.1.4 This Application also establishes that the applied land uses at the Application Site:
	 conform to OZP planning intentions;
	 as such, represent a prudent temporary use of Hong Kong’s scarce land resources;
	 complies with the ‘Town Planning Board Guidelines for Application for Open Storage and Port Back-up Uses’ (TPB PG-No. 13G);
	 are compatible with surrounding land uses and environment;
	 pose no unacceptable traffic, drainage or environmental issues; and
	 will not set an undesirable planning precedent.
	6.1.5  In view of the abovementioned merits of the applied filling and land use as temporary warehouse with ancillary rural workshop and cold store for a period of 3 years, the Applicant respectfully requests the permission of the Town Planning Board,...
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