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Executive Summary 
 
The Applicant, Kwok Cherk Wing, seeks renewal of planning approval from the Town Planning 
Board (“TPB”) under Section 16 of the Town Planning Ordinance for the Temporary 
Warehouse (Storage of Daily Necessities) for a period of 3 years (“the Applied Development) 
at Lots 139 (Part), 140 (Part), 141 (Part), 145 (Part), 146, 147, 148 (Part), 149 (Part), 151, 
152, 155 (Part), 159, 160 (Part), 164 (Part), 165 (Part), 166 (Part), 167, 168 (Part), 169, 170, 
177, 178 (Part) and 179 (Part) in D.D. 122 and Adjoining Government Land (“GL”), Ping Shan, 
Yuen Long (“the Site”).  The Site is situated within an area zoned “Comprehensive 
Development Area” (“CDA”) on the Approved Ping Shan Outline Zoning Plan (“the OZP”) No. 
S/YL-PS/20.  The Site has an area of about 14,135 m2, including GL of about 590 m2.   
 
The Site is currently used as temporary warehouse (storage of daily necessities). Such uses 
have been approved since 2015. As a renewal application of the previous approved 
application No. A/YL-PS/646, the current application is submitted by the same applicant for 
the same use at the same site.  The Applied Development comprises 7 structures with a 
building height of 1 to 2 storeys (not more than 10m).  The gross floor area is 11,409m2. 
 
The renewal of planning approval for temporary warehouse is fully justified by the following 
main reasons: 
 
 Previous planning approval has been granted; 

 All approval conditions under the previous approved applications have been executed 
and fulfilled; 

 The Applied Development conforms to the TPB Guidelines for Application for Open 
Storages and Port Back-up Uses (TPB PG-No.13G); 

 The Applied Development conforms to the TPB Guidelines for Renewal of Planning 
Approval and Extension of Time for Compliance with Planning Conditions for 
Temporary Use or Development (TPB PG-No 34D); 

 The Applied Development is temporary in nature and will not jeopardise the long-term 
planning intention of “CDA” zone; 

 The Applied Development is compatible with the adjoining land uses in terms of scale 
and nature; 

 No adverse traffic impact on the local traffic network;  

 Well-maintained drainage facilities to ensure no adverse drainage impact to the 
surroundings; 

 Well-maintained fire services installations to ensure fire safety; and 

 No adverse visual, landscape and environmental impact to the surroundings. 
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In consideration of the above, we sincerely request the TPB to support this Planning 
Application from planning and technical points of view. 
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行政摘要  
（內文如有差異，應以英文版本為準）  
 
申請人鄺卓榮現欲根據城市規劃條例第 16 條，向城巿規劃委員會（「城規會」）在元
朗屏山丈量約份第  122 約地段第 139 號（部分）、第 140 號（部分）、第 141 號（部
分）、第 145 號（部分）、第 146 號、第 147 號、第 148 號（部分）、第 149 號（部
分）、第 151 號、第 152 號、第 155 號（部分）、第 159 號、第 160 號（部分）、第 
164 號（部分）、第 165 號（部分）、第 166 號（部分）、第 167 號、第 168 號（部
分）、第 169 號、第 170 號、第 177 號、第 178 號（部分）及第 179 號（部分）和毗
連政府土地（「申請地點」）作臨時貨倉（存放日用品）（「申請發展」）申請規劃許
可續期，為期三年。申請地點位於屏山分區計劃大綱核准圖編號  S/YL-PS/20 的「綜
合發展區」地帶內。申請地點的地盤面積約 14,135 平方米，包括政府土地約 590 平
方米。  
 
申請地點現時為臨時貨倉（存放日用品）。該用途自 2015 年起已獲得城規會批准。是
次申請的用途和地點與先前批准的申請（編號 A/YL-PS/646）相同。申請發展包括 7
個 1-2 層高（不高於 10 米）的構築物。總樓面面積為 11,409 平方米。  
 
是次臨時貨倉的續期申請具充份理據，原因如下：  
 
  先前的規劃申請已獲得批准；  

  以往所有的規劃許可附帶條件均已履行並滿足；  

  申請發展符合城規會規劃指引擬作露天貯物及港口後勤用途而按照城市規劃條
例第 16 條提出的規劃申請（規劃指引編號 13G）；  

  申請發展符合城規會規劃指引有關臨時用途或發展的規劃許可續期及延長履行
規劃許可附帶條件的期限（規劃指引編號 34D）；  

  申請發展僅為臨時性質，並不會損害「綜合發展區」地帶的長遠規劃意向；  

  就規模和性質而言，申請發展與周邊的土地用途相容；  

  不會對周邊道路網絡帶來負面交通影響；  

  排水設施維護良好，確保排水不會對附近環境造成不良影響；  

  消防裝置維護良好，確保防火安全；及  

  不會對附近造成排水、視覺、景觀及環境上的負面影響。  

基於以上規劃及技術理由，申請人懇請城規會批准是次規劃申請。  
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S.16 Planning Application 

Approved Ping Shan Outline Zoning Plan No. S/YL-PS/20 
 

Renewal of Planning Approval for Temporary Warehouse (Storage of Daily 
Necessities) for a Period of 3 Years in “Comprehensive Development Area” Zone, 
Various Lots in D.D. 122 and Adjoining Government Land, Ping Shan, Yuen Long 
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1 INTRODUCTION 

1.1 Purpose 

1.1.1 This Planning Application is prepared and submitted on behalf of Kwong Cherk Wing 
(“the Applicant”) to seek renewal of planning approval from the Town Planning 
Board (“TPB”) under Section 16 of the Town Planning Ordinance for the Temporary 
Warehouse (Storage of Daily Necessities) for a Period of 3 years at Lots 139 (Part), 
140 (Part), 141 (Part), 145 (Part), 146, 147, 148 (Part), 149 (Part), 151, 152, 155 
(Part), 159, 160 (Part), 164 (Part), 165 (Part), 166 (Part), 167, 168 (Part), 169, 170, 
177, 178 (Part) and 179 (Part) in D.D. 122 and Adjoining Government Land (“GL”), 
Ping Shan, Yuen Long (“the Site”).  The Site falls within an area zoned 
“Comprehensive Development Area” (“CDA”) on the Approved Ping Shan Outline 
Zoning Plan (“the OZP”) No. S/YL-PS/20.  This Supporting Planning Statement is to 
provide TPB with necessary information to facilitate consideration of this application. 

1.2 Report Structure 

1.2.1 Following this Introductory Section, the site and planning context will be briefly set 
out in Section 2.  The Development Scheme is included in Section 3 followed by 
planning merits and justifications for the Planning Application in Section 4.  Section 
5 concludes and summarizes this Supporting Planning Statement. 
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2 SITE AND PLANNING CONTEXT 

2.1 Site Location and Existing Condition 

2.1.1 The Site is bounded by Long Tin Road to its south.  It comprises Lots 139 (Part), 
140 (Part), 141 (Part), 145 (Part), 146, 147, 148 (Part), 149 (Part), 151, 152, 155 
(Part), 159, 160 (Part), 164 (Part), 165 (Part), 166 (Part), 167, 168 (Part), 169, 170, 
177, 178 (Part) and 179 (Part) in D.D.122 and adjoining GL (Figure 2.1 Location 
Plan refers). 

2.1.2 The Site is at present accessible via a vehicular track leading to Yung Yuen Road. 
The Site is currently used as temporary warehouse approved under the previous 
Application No. A/YL-PS/646.  The Site is well paved and decently operated. 

2.2 Land Status 

2.2.1 The Site has a total site area of about 14,135 m2.  It comprises private land and GL 
(Figure 2.2 Lot Index Plan refers). The major portion of the Site is private land 
under old schedule agricultural lots held under the Block Government Lease and 
the remaining portion (4.2%, about 590 m2) is GL. 

2.3 Statutory Planning Context 

2.3.1 The Site falls within an area zoned “CDA” on the OZP (Figure 2.1).  According the 
Statutory Notes of the OZP, the “CDA” zone ‘is intended for comprehensive 
development/redevelopment of the area for residential use with commercial, open 
space and other supporting facilities. 

2.4 Surrounding Land Use Pattern 

2.4.1 The Site is surrounded mainly by a mix of logistic centre, vehicle parks, residential 
structures and vacant land (Figure 2.3 Site Plan refers): 

• To the north are a temporary logistics centres with vehicle inspection service 
centre with valid planning permission under application No. A/YL-PS/706 and 
residential structures.  To the northwest are a temporary logistics centre with 
valid planning permission under application No. A/YL-PS/659 and vacant land; 

• To the east, southeast and south are residential structures intermixed with 
factory; and  

• To the immediate southwest is vacant land. To the further southwest across 
Long Tin Road are temporary public vehicle park with valid planning permission 
under application No. A/YL-PS/705, residential structures and vacant land. 
  



Renewal of Planning Approval for Temporary Warehouse (Storage of Daily Necessities) for a Period of 3 Years 
in “Comprehensive Development Area” Zone, 
Various Lots in D.D. 122 and Adjoining Government Land, Ping Shan, Yuen Long (S.16 Planning Application) 

Supporting Planning Statement 
 

3 

•  
  



Renewal of Planning Approval for Temporary Warehouse (Storage of Daily Necessities) for a Period of 3 Years 
in “Comprehensive Development Area” Zone, 
Various Lots in D.D. 122 and Adjoining Government Land, Ping Shan, Yuen Long (S.16 Planning Application) 

Supporting Planning Statement 
 

4 

 
  



Renewal of Planning Approval for Temporary Warehouse (Storage of Daily Necessities) for a Period of 3 Years 
in “Comprehensive Development Area” Zone, 
Various Lots in D.D. 122 and Adjoining Government Land, Ping Shan, Yuen Long (S.16 Planning Application) 

Supporting Planning Statement 
 

5 

  



Renewal of Planning Approval for Temporary Warehouse (Storage of Daily Necessities) for a Period of 3 Years 
in “Comprehensive Development Area” Zone, 
Various Lots in D.D. 122 and Adjoining Government Land, Ping Shan, Yuen Long (S.16 Planning Application) 

Supporting Planning Statement 
 

6 

2.5 Site Accessibility 

2.5.1 The Site is accessible via a local track leading to Yung Yuen Road.  The accessibility 
of the area is greatly enhanced by MTR Tuen Ma Line, Light Rail Transit (LRT), 
Long Tin Road, Hung Tin Road, Yuen Long Highway, Route 3 and Deep Bay Link. 
The area is well served by both road-based and rail-based public transport.  

2.6 Previous Planning Applications 

2.6.1 The Site is the subject of three previous approved applications for the same 
temporary warehouse use, including Application No. A/YL-PS/482, 573 and 646.  
Details of the previous approved applications for the same use are listed in Table 
2.1 below: 

Table 2.1 Previous Approved Planning Applications for the Same Use 

 
2.6.2 The Site is the same as that last approved Application No. A/YL-PS/646.  All the 

approval conditions had been complied with and the planning permission of this 
previous application will be expired on 12.11.2024 (Appendix 1 refers).  The 
approval conditions and their status are listed out in Table 2.2 below: 

  

 Application No. Use/Development Decision Date 

1. A/YL-PS/482 Proposed Temporary Warehouse (Storage of 
Electronic Products and Daily Necessities) for a 
Period of 3 Years 

Approved with conditions 
on 4.12.2015 
 

2. A/YL-PS/573 Temporary Warehouse (Storage of Daily 
Necessities) for a Period of 3 Years 

Approved with conditions 
on 16.11.2018 

3. A/YL-PS/646 Temporary Warehouse (Storage of Daily 
Necessities) for a Period of 3 Years 

Approved with conditions 
on 12.11.2021 (Planning 
permission to be expired 
on 12.11.2024 
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Table 2.2 Status of the Approval Conditions of the Application No. A/YL-PS/646 

 
2.7 Similar Planning Applications 

2.7.1 As shown on Figure 2.1, there have been one approved application for temporary 
warehouse within the same “CDA” zone.  The details of the similar application 
approved in the past five years are listed in Table 2.3 below. 

Table 2.3 Similar S.16 Applications for Temporary Warehouse with the Same “CDA” Zone on 
the Approved Ping Shan Outline Zoning Plan No. S/YL-PS/20 in the Past Five Years 

 Approval Conditions Status on 
Compliance 

Date of Compliance 

(a) No operation between 11:00 p.m. and 7:00 a.m., is 
allowed on the Site, as proposed by the Applicant, during 
the planning approval period 

✓ During the approval period 

(b) No operation on Sundays and public holidays, as 
proposed by the Applicant, is allowed on the Site during 
the planning approval period 

✓ During the approval period 

(c) The existing fencing of the Site shall be maintained at all 
times during the planning approval period 

✓ During the approval period 

(d) The existing drainage facilities on the Site shall be 
maintained at all times during the planning approval 
period 

✓ During the approval period 

(e) The submission of condition record of the existing 
drainage facilities within 3 months from the date of the 
planning approval to the satisfaction of the Director of 
Drainage Services or of the Town Planning Board by 
12.2.2022 

✓ Complied 
(Appendix 2 letter from 
Planning Department 

dated 10.1.2022 refers) 

(f) The submission of a fire service installations proposal 
within 6 months from the date of planning approval to the 
satisfaction of Director of Fire Services or of the TPB by 
12.5.2022 

✓ Complied 
(Appendix 2 letter from 
Planning Department 
dated 2.3.2022 refers) 

(g) In relation to (f) above, the implementation of the fire 
service installations proposal within 9 months from the 
date of planning approval to the satisfaction of Director 
of Fire Services or of the TPB by 12.8.2022 

✓ Complied 
(Appendix 2 letter from 
Planning Department 

dated 27.6.2022 refers) 

(h) If any of the above planning condition (a), (b), (c) or (d) 
is not complied with during the approval period, the 
approval hereby given shall cease to have effect and 
shall be revoked immediately without further notice 

✓ During the approval period 

(i) If any of the above planning condition (e), (f) or (g) is not 
complied with by the above specified date, the approval 
hereby given shall cease to have effect and shall on the 
same date be revoked without further notice 

✓ During the approval period 

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

(m2) (about) 
Approval 

Date 

1.  A/YL-PS/650 Renewal of Planning Approval for Temporary 
Warehouse (Storage of Used and New Construction 
Materials and Equipment) for a Period of 3 Years 

7,075 28.1.2022 
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3 TEMPORARY DEVELOPMENT PROPOSAL 

3.1 Warehouse (Storage of Daily Necessities) 

3.1.1 The Site is intended for continual operation of the warehouse for the storage of daily 
necessities for a period of 3 years same as the previous approved Application No. 
A/YL-PS/646.  All development parameters, including the site area (about 
14,135m2), site boundary, layout and internal transport facilities would be the same 
as Application No. A/YL-PS/646 (Figure 3.1 Layout Plan refers). 

3.1.2 The Applied Development comprises 7 structures with a building height of 1 to 2 
storeys (not more than 10m).  The gross floor area is approximately 11,409m2. 
Details of the structures of the Applied Development is summarised in  

3.1.3 Table 3.1 below: 

3.1.4 The stored materials are mainly daily necessities such as clothes and toys.  No 
vehicle repair, dismantling or other workshop activity will be carried out on the site. 

Table 3.1 Details of the Structures of the Applied Development 

 

Structure 
No. 

Building Height 
(m) (about) 

No. of 
Storey(s) 

GFA (m2) 
(about) 

Use(s) 

1 10 1 7,440 Warehouse for Storage of  
Daily Necessities  

(including Rain Shelter) 

2 10 2 65 x 2 
= 130 

Site Office 

3 10 1 3,710 Warehouse for Storage of  
Daily Necessities  

(including Rain Shelter) 

4 3.5 1 40 Toilet 

5 4 1 45 Water Tank for FSIs 

6 2.5 1 40 Pump Room for FSIs 

7 3 1 4 Guard Room 

Total: 11,409  
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3.2 Operation Hour 

3.2.1 Same as the previous planning approval no. A/YL-PS/646, the operation hours of 
the warehouse are restricted to 7:00 a.m. to 11:00 p.m., from Monday to Saturdays. 
No operation will be held on Sunday and Public Holidays. 

3.3 Access and Traffic 

3.3.1 The Site is accessible via a local track leading to Yung Yuen Road, which further 
connects to Long Tin Road. The ingress and egress point with a clear width of 9m 
is at the north of the Site. 

3.3.2 Same number of loading/unloading bays and parking spaces as in the previous 
approved application no. A/YL-PS/646 will be provided to support the operation of 
warehouse.  A total of 4 loading/unloading bays for container vehicles (16m x 3.5m), 
2 loading/unloading bays for medium/heavy goods vehicles (11m x 3.5m) and 4 
parking spaces for private cars (5m x 2.5m) will be provided to serve the temporary 
warehouse.  No vehicle without valid licence issued under the Road Traffic 
Ordinance will be allowed to be parked or stored within the Site. 

3.3.3 Traffic arrangement agreed and as approved under Application No. A/YL-PS/646 
would remain unchanged.  No vehicle washing, repairing, dismantling, car beauty 
and other workshop activities is allowed on the Site at any time.  No vehicle will be 
allowed to queue back to or reverse onto/from public road at all times. 

3.4 Landscape and Visual 

3.4.1 Trees with 4m interval and a 2.5m high corrugated metal fence wall are provided 
along the site boundary to provide effective screening to the adjoining areas based 
on the accepted landscape proposal and environmental mitigation plan under 
previous approved planning application no. A/YL-PS/646 as shown in Figure 3.2 
Landscape Plan. 

3.4.2 Regular maintenance including watering, weeding, pest control, litter removal, 
fertilizing etc. are undertaken by the operator.  The trees are well maintained and 
are in good condition as shown in Figure 3.4c Site Photos. 

3.5 Environment 

3.5.1 The application has adopted environmental mitigation measures in compliance with 
Code of Practice on Handling Environmental Aspects of Temporary Uses and Open 
Storage Sites issued by Environmental Protection Department to minimise the 
adverse environmental impacts to the surrounding: operation hours is restricted to 
7:00 a.m. to 11:00 p.m. from Monday to Saturday (except Sunday and Public 
Holidays).  Existing landscaping belt along site boundary at 4m interval, 2.5m high 
corrugated metal fence wall along site boundary and paving of the site will be well-
maintained.  There will be no repairing, dismantling or other workshop activity at the 
site. 
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3.6 Drainage 

3.6.1 Adequate drainage facilities including peripheral surface channel and catch pits 
were installed to ensure no adverse drainage impact on the surrounding areas to 
satisfaction of Drainage Services Department (Figure 3.3 Drainage Plan refers). 

3.6.2 The approval conditions under Application No. A/YL-PS/646 in relation to 
maintenance and record submission of existing drainage facilities had been 
complied. 

3.6.3 Regular clearance of debris and maintenance are carried out.  The existing drainage 
facilities on the Site are well maintained.  A condition record of the existing drainage 
facilities was taken on 19.8.2024 as shown in Appendix 3.  No flooding in the 
surrounding area is recorded. 

3.7 Fire Safety 

3.7.1 Adequate fire services installations (FSIs) including a water tank and a pump room 
have been provided and properly maintained.  The approval conditions under 
Application No. A/YL-PS/646 in relation to the submission and implementation of 
fire services installations proposal had been complied. 

3.7.2 Since the applied use and layout of this Application is the same as the previous 
Application No. A/YL-PS/646, the previous approved Fire Service Layout Plan and 
Certificate of Fire Service Installation and Equipment are attached in Appendices 
4 and 5 respectively.   
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4 PLANNING MERITS AND JUSTIFICATIONS 

4.1 Previous Planning Approval has been Granted 

4.1.1 The same use at the Site was approved by the TPB since 2015.  The application 
site is considered suitable to be used for temporary warehouse. All approval 
conditions attached to the previous application were fully complied with to the 
satisfaction of the relevant Government departments by the Applicant.  Since there 
is no change in planning circumstances since the last approved application no. 
A/YL-PS/646, the current application shall warrant the same favourable 
consideration. 

4.2 All Approved Conditions of the Previous Approved Applications have been 
executed and Fulfilled 

4.2.1 As explained in Section 2.6, all approval conditions of the Application No. A/YL-
PS/646 had been compiled with during the 3 years of planning permission period. 
The Applicant has submitted and implemented the previous accepted FSIs proposal, 
maintained the existing landscape, environment, drainage facilities, as well as 
executed the agreed traffic arrangement.  The Applicant is willing to execute and 
fulfil the existing approval conditions in the future. 

4.3 Conforms to the Town Planning Board Guidelines (TPB PG-No. 13G) 

4.3.1 According to the Town Planning Board Guidelines No. 13G on Application for Open 
Storage and Port Back-up Uses under Section 16 of the Town Planning Ordinance 
(TPB PG-No. 13G), the application site is located in “Category 2 Areas”.  It is stated 
in the guideline that planning permission could be granted when the application is 
able to demonstrate that ‘the proposed uses would not have adverse drainage, 
traffic, visual, landscaping and environmental impacts on the surrounding areas’, 
and ‘there is no adverse departmental comments and local objections, or the 
concerns of the departments and local residents can be addressed through the 
implementation of approval conditions.’  Since the Applicant has demonstrated full 
compliance with the approval conditions attached to previous applications, and there 
is no change in the planning context since the last approved Application No. A/YL-
PS/646, the Site is considered suitable for the applied uses. 

4.4 Conforms to the Town Planning Board Guidelines (TPB PG-No. 34D) 

4.4.1 The nature of the current application in terms of approval period sought and applied 
use is the same as that applied in the last approved application (No. A/YL-PS/646).  
Apart from the fact that there are no changes in the applied development parameters 
nor the nature/operation of the applied uses, the physical setting surrounding the 
Site would also be unchanged compared to the last approved application.  In 
addition, no adverse planning implications by allowing the current application is 
likely to be anticipated and the Applicant has in fact complied with all planning 
conditions under the previous approval within specified time limits. 
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4.4.2 In view of this, the current application shall be deemed and entitled to be considered 
as an application of renewal of planning approval according to Town Planning Board 
Guidelines (TPB PG-No. 34D). 

4.5 Temporary in Nature and Will Not Jeopardise the Long-Term Planning 
Intention of the “CDA” Zone 

4.5.1 The application site is currently zoned “CDA” on the approved Ping Shan OZP No. 
S/YL-PS/20.  According to the Notes of the OZP for “CDA'” zone, the zone is 
intended for comprehensive development/redevelopment of the area for residential 
use with commercial, open space and other supporting facilities.  However, there is 
currently no implementation programme for the Site. Since the applied use for 
warehouse is temporary in nature for a period of 3 years, it will not jeopardise the 
long-term planning intention of the area.  Approval of this application will not hinder 
future development of the Site for other purposes.  The approval of application can 
also make an optimal use of the site during this interim period. 

4.6 Compatible with the Adjoining Land Uses in Terms of Scale and Nature 

4.6.1 The current operation of the warehouse under the last approved Application No. 
A/YL-PS/646 is decent and tidy.  Uses with a similar nature including temporary 
logistics centre are found in the vicinity of the Site.  The application site is segregated 
from adjoining major residential clusters by Long Tin Road.  With sufficient distance 
and proper environmental mitigation measures, no negative impacts will be caused 
to the residential neighbourhoods by the Applied Development.  

4.6.2 In light of the above, the Applied Development is considered compatible with the 
adjoining land uses in terms of scale and nature. 

4.7 No Adverse Traffic Impact on the Local Traffic Network 

4.7.1 The warehouse will utilise the existing vehicular road and it will have clearly defined 
ingress/egress.  The number of loading/unloading and parking spaces remain the 
same as the previous approved application no. A/YL-PS/646.  As such, no addition 
traffic flow is anticipated.  With sufficient manoeuvring space and loading/unloading 
space within the site, no queuing or waiting on public road is envisaged.  No queuing 
on public road and adverse traffic impact on the local traffic network are envisaged. 

4.8 Well-maintained Drainage Facilities to Ensure No Adverse Drainage Impact to 
the Surroundings 

4.8.1 Adequate drainage facilities were installed under the previous approved application, 
and they will be well-maintained to ensure no adverse drainage impact to the 
surrounding uses (Figure 3.3).  The Applicant has complied the approval conditions 
of the previous Application No. A/YL-PS/646 in relation to the submission of records 
of existing drainage facilities.  Adequate drainage facilities are installed in the 
previous approved application and they are well-maintained to ensure no adverse 
drainage impact to the surrounding uses (Appendix 3). 
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4.9 Well-maintained Fire Services Installations to Ensure Fire Safety 

4.9.1 Proper FSIs are provided to the satisfaction of Fire Services Department (FSD) 
under the previous approved Application No. A/YL-PS/646 (Appendix 4).  The FSIs 
approved by FSD are well maintained and in good condition (Appendix 5). 

4.10 No Adverse Visual, Landscape and Environmental Impact to the Surroundings 

4.10.1 The Applicant has complied the approval conditions of the previous Application No. 
A/YL-PS/646 in relation to the provision of boundary fencing.  The existing 
landscaping belt and boundary fencing as shown in Figure 3.2 will be well-
preserved and maintained.  No adverse visual and landscape impact to the 
surroundings is envisaged. 

4.10.2 The Applicant has undertaken the environmental mitigation measures set out in the 
‘Code of Practice on Handling Environmental Aspects of Temporary Uses and Open 
Storage Sites’.  The Applied Development will not cause adverse environmental 
impact. 
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5 SUMMARY AND CONCLUSION 

5.1.1 The Applicant seeks renewal of approval from the TPB for Temporary Warehouse 
(Storage of Daily Necessities) for a period of 3 years at Lots 139 (Part), 140 (Part), 
141 (Part), 145 (Part), 146, 147, 148 (Part), 149 (Part), 151, 152, 155 (Part), 159, 
160 (Part), 164 (Part), 165 (Part), 166 (Part), 167, 168 (Part), 169, 170, 177, 178 
(Part) and 179 (Part) in D.D. 122 and Adjoining Government Land, Ping Shan, Yuen 
Long.  The Site is situated within an area zoned “CDA” on the OZP No. S/YL-PS/20.  
The Site has an area of about 14,135 m2, including GL of about 590 m2.   

5.1.2 The current application is a renewal of the latest planning permission from the TPB 
under Planning Application No. A/YL-PS/646 submitted by the same applicant for 
the same use at the same site.  The Applied Development comprises 7 structures 
with a building height of 1 to 2 storeys (not more than 10m).  The gross floor area is 
11,409m2. 

5.1.3 As detailed in the Planning Statement, the applied use is well justified on the 
grounds that: 

 Previous planning approval has been granted;

 All approval conditions of the previous approved applications have been
executed and fulfilled;

 The Applied Development conforms to the TPB Guidelines for Application for
Open Storages and Port Back-up Uses (TPB PG-No.13G);

 The Applied Development conforms to the TPB Guidelines for Renewal of
Planning Approval and Extension of Time for Compliance with Planning
Conditions for Temporary Use or Development (TPB PG-No 34D);

 The Applied Development is temporary in nature and will not jeopardise the
long-term planning intention of “CDA” zone;

 The Applied Development is compatible with the adjoining land uses in terms
of scale and nature;

 No adverse traffic impact on the local traffic network;

 Well-maintained drainage facilities to ensure no adverse drainage impact to
the surroundings;

 Well-maintained fire services installations to ensure fire safety; and

 No adverse visual, landscape and environmental impact to the surroundings.

5.1.4 In view of the Applicant's excellent track record to fulfil the approval conditions and 
efforts to mitigate possible environmental impacts, members of the TPB are 
respectfully requested to give favourable consideration to the application. 
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Appendix 1 
Approval Letter of Planning Application No. A/YL-PS/646 
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Appendix 2 
Letters from Planning Department  

for Compliance with Approval Conditions (e), (f) and (g) 
under Planning Application No. A/YL-PS/646 
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Appendix 3 
Condition Record of the Existing Drainage Facilities 
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Appendix 4 
Fire Service Installation Layout Plan 

 
 
 
  



F.S.D. Ref.
B.O.O. Ref.

FS-01 0Proposed Temporary Warehouse for Storage of Daily Necessities
for a Period of 3 Years at
Lots 139 (Part), 140 (Part), 141 (Part), 145 (Part), 146,147,148 (Part), 149 (Part), 151, 152,
155 (Part), 159, 160 (Part), 164 (Part), 165 (Part), 166 (Part), 167, 168 (Part), 169, 170,
177, 178 (Part), 179 (Part) & adjoining Government Land in D.D. 122, Ping Shan, Yuen
Long, N.T.

F.S. Notes, Legend,
Fire Service Installation
Layout Plan

1 : 250 (A0)

Structure 1 Openable Windows Calculation
Area of Structure 1 = 7,400 sq.m.
Area of opening1 = 6.7m(W) x 6.0m(H) = 40.2 sq.m.
Area of opening2 = 11.4m(W) x 6.0m(H) = 68.4 sq.m.
Area of opening3 = 11.4m(W) x 6.0m(H) = 68.4 sq.m.
Area of High Bay Window (H.B.W.) = 2.0m(H) x 150m(total length) = 300 sq.m.
Total openable windows area = 40.2 + 68.4 + 68.4 + 300 = 477 sq.m.

                                                = 6.45% of floor area

Structure 3 Openable Windows Calculation
Area of Structure 3 = 3,400 sq.m.
Area of opening8 = 11.4m(W) x 6.0m(H) = 68.4 sq.m.
Area of opening9 = 11.4m(W) x 6.0m(H) = 68.4 sq.m.
Area of opening10 = 11.4m(W) x 6.0m(H) = 68.4 sq.m.
Area of opening11 = 1.4m(W) x 6.0m(H) = 8.4 sq.m.
Area of High Bay Window (H.B.W.) = 2.0m(H) x 35m(total length) = 70 sq.m.
Total openable windows area = 68.4 + 68.4 + 68.4 + 8.4 + 70 = 283.6 sq.m.

                                                = 8.34% of floor area

Structure 1
Warehouse for storage of daily
necessities (including a rain shelter)
GFA: Not exceeding 7,440m²
Height: Not exceeding 10m
No. of storey: 1

Structure 2
Site office
GFA: Not exceeding 130m²
Height: Not exceeding 10m
No. of storey: 2

Structure 4
Toilet
GFA: Not exceeding 40m²
Height: Not exceeding 3.5m
No. of storey: 1

Structure 3
Warehouse for storage of daily
necessities (including a rain shelter)
GFA: Not exceeding 3,710m²
Height: Not exceeding 10m
No. of storey: 1

Structure 7
Guard Room
GFA: Not exceeding 4m²
Height: Not exceeding 3m
No. of storey: 1

Structure 5
Water Tank being part of
Fire Service Installations
GFA: Not exceeding 45m²
Height: Not exceeding 4m
No. of storey: 1

Structure 6
Pump Room being part of
Fire Service Installations
GFA: Not exceeding 40m²
Height: Not exceeding 2.5m
No. of storey: 1
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Appendix 5 
Copy of Certificate of Fire Service Installation and 

Equipment (FS251) 
 
 
 
 











⬜Urgent  ⬜Return receipt  ⬜Expand Group  ⬜Restricted  ⬜Prevent Copy  ⬜Confidential

1

Max Yuet Lun WONG/PLAND

寄件者: Benjamin Tung <benjamintung@ktaplanning.com>
寄件⽇期 : 2024年09⽉09⽇星期⼀ 10:23
收件者: Max Yuet Lun WONG/PLAND
主旨: Planning Application No. A/YL-PS/732 - Application Form Replacement Page
附件: 20240828_S3131_Form No. S.16-III_P.11.pdf

類別: Internet Email

Dear Max,

I refer to the captioned application.

Please find the attached replacement page of the application form. Thank you.

Best Regards,
Benjamin TUNG
Assistant Town Planner

KTA Planning Limited
Unit K, 16/F, MG Tower, 133 Hoi Bun Road, Kwun Tong
Tel: 3426 8402 (D) | Fax: 3426 9737
www.ktaplanning.com
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(i) Gross floor area
and/or plot ratio
總樓面面積及／或
地積比率

sq.m 平方米 Plot Ratio 地積比率 

Domestic 
住用  

 About 約 

 Not more than

不多於 

About 約 

Not more than 

不多於 

Non-domestic 
非住用   

 About 約 

 Not more than

不多於 

About 約 

Not more than 

不多於 

(ii) No. of blocks
幢數

Domestic 
住用  

Non-domestic 
非住用   

(iii) Building height/No.
of storeys
建築物高度／層數

Domestic 
住用  m 米  

 (Not more than 不多於) 

Storeys(s) 層  
 (Not more than 不多於) 

Non-domestic 
非住用 m 米  

 (Not more than 不多於) 

Storeys(s) 層  
 (Not more than 不多於) 

(iv) Site coverage
上蓋面積   %  About 約 

(v) No. of parking
spaces and loading /
unloading spaces
停車位及上落客貨
車位數目

Total no. of vehicle parking spaces 停車位總數 

Private Car Parking Spaces 私家車車位   

Motorcycle Parking Spaces 電單車車位   

Light Goods Vehicle Parking Spaces 輕型貨車泊車位  

Medium Goods Vehicle Parking Spaces 中型貨車泊車位 

Heavy Goods Vehicle Parking Spaces 重型貨車泊車位 

Others (Please Specify) 其他 (請列明)   

__________________________________ 

__________________________________ 

Total no. of vehicle loading/unloading bays/lay-bys 
上落客貨車位／停車處總數 

Taxi Spaces 的士車位   

Coach Spaces 旅遊巴車位

Light Goods Vehicle Spaces 輕型貨車車位 

Medium Goods Vehicle Spaces 中型貨車位 

Heavy Goods Vehicle Spaces 重型貨車車位 
Others (Please Specify) 其他 (請列明)   

__________________________________ 
__________________________________ 

For Form No. S.16-III 供表格第 S.16-III 號

用

6

10

2

7

0
0
0
0
0
2

4

80.3

11,409 0.807

4

4
0
0
0
0
0
0

Container Vehicle
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Relevant extracts of the Town Planning Board Guidelines on
“Renewal of Planning Approval and Extension of Time for Compliance with Planning

Conditions for Temporary Use or Development”
(TPB PG-No. 34D)

1. The criteria for assessing applications for renewal of planning approval include:

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

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

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

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

(e) any other relevant considerations.

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

Appendix II of RNTPC
Paper No. A/YL-PS/732
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Previous s.16 Applications Covering the Application Site

Approved Applications

Application
No.

Zoning
(at the time of
consideration)

Use/Development Date of Consideration

A/YL-PS/55 “U” Temporary Container Vehicle, Lorry
and Car Park for a Period of 2 Years

13.8.1999

A/YL-PS/80 “U” Temporary Public Vehicle Park for
Cars, Lorries and Container Vehicles

for a Period of 3 Years

28.7.2000
(revoked on
28.7.2001)

A/YL-PS/482 “CDA” Temporary Warehouse (Storage of
Electronic Products and Daily

Necessities) for a Period of 3 Years

4.12.2015

A/YL-PS/573 “CDA” Temporary Warehouse (Storage of
Daily Necessities) for a Period of 3

Years

16.11.2018

A/YL-PS/646 “CDA” Temporary Warehouse (Storage of
Daily Necessities) for a Period of 3

Years

12.11.2021

Rejected Applications

Application
No.

Zoning
(at the time of
consideration)

Use/Development Date of
Consideration

Rejection
Reason(s)

A/YL-PS/126 “U” Temporary Container Trailer,
Lorry and Car Park for a Period

of 3 Years

13.12.2002 (1) & (2)

A/YL-PS/160 “U” Temporary Vehicle Park for
Private Cars, Lorries and

Container Trailers for a Period
of 18 Months

19.9.2003 (1) & (2)

A/YL-PS/169 “U” Temporary Public Vehicle Park
for Private Cars, Light Goods
Vehicles and Medium Goods

Vehicles for a Period of 3
Years

9.1.2004 (1) & (2)

A/YL-PS/228 “U” Temporary Container Vehicle
and Lorry Park and Ancillary

Repairing Activities for a
Period of 3 Years

18.11.2005
(TPB)

28.3.2008
(TPAB)

(1) to (6)

Rejection Reasons
(1) Insufficient information to demonstrate that no adverse traffic, drainage, sewerage,

environmental and/or landscape impacts on the surrounding areas.
(2) Setting of an undesirable precedent.
(3) Not compatible with the surrounding areas/land uses.



(4) The appellant was not to be trusted as being able to be willing to comply with the
conditions that Town Planning Appeal Board (TPAB) be minded to impose for the grant
of planning permission.

(5) The TPAB were not satisfied with the mitigation measures suggested by the appellant’s
experts that the development would not cause any unreasonable adverse effect on the
residents nearby.

(6) The appellant’s experts had not suggested any measures or effective measure to avoid or
mitigate any harmful effect of the pollution so caused.
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Government Departments’ General Comments

1. Land Administration

Comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL, LandsD):

� no adverse comment on the application;

� the Site comprises Government Land (GL) and Old Schedule Agricultural Lots 139,
140, 141, 145, 146, 147, 148, 149, 151, 152, 155, 159, 160, 164, 165, 166, 167, 168,
169, 170, 177, 178 and 179 in D.D. 122 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; and

� within the Site, the following private lots are currently covered by Short Term Waivers
(STWs) whereas GL therein is covered by Short Term Tenancy (STT).  Details of
which are listed below:

Lot No./GL in D.D. 122 STW/STT No. Permitted Use

146 STW 4776 Temporary Warehouse

(Storage of Electronic

Products & Daily

Necessities)

148 STW 4777

151 STW 4778

164 STW 4779

166 & 179 STW 4780

167 & 168 STW 4781

169, 177 & 178 STW 4782

141, 147 & 149 STW 4783

139, 140, 145 & 170 STW 4784

159, 160 & 165 STW 4785

GL STT 3090

2. Traffic

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

No adverse comment on the application.

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

No objection to the application.
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3. Drainage

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

� no in-principle objection to the proposed development from a drainage point of view;
and

� according to the applicant’s submission, the existing drainage facilities which were
implemented under an approved application No. A/YL-PS/646 will be maintained for
the subject development.  Should the Board consider the application acceptable, a
condition should be stipulated in the approval letter requiring the applicant to maintain
the existing drainage facilities and re-submit condition record of the existing drainage
facilities to his satisfaction in response to his advisory comment at Appendix V.

4. Fire Safety (Pending update)

Comments of the Director of Fire Services:

no in-principle objection to the renewal application subject to the existing fire services
installations implemented on the Site being maintained in an efficient working order at all
times.

5. Building Matters

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

No objection to the application.

6. Other Departments

The following departments has no objection to / no adverse comment on the application:

� Commissioner of Police (C of P);
� Director of Electrical and Mechanical Services (DEMS);
� Project Manager (West), Civil Engineering and Development Department (PM(W),

CEDD); and
� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD).
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Recommended Advisory Clauses

(a) to resolve any land issues relating to the development with the concerned owner(s) of
the application site (the Site);

(b) to note the comments of the Project Team Leader/Housing, Civil Engineering and
Development Department (PTL/H, CEDD) that the Site might be subject to land
resumption for the implementation of the proposed public housing development at
Ping Shan North, Yuen Long which might take place at any time before the expiry of
the temporary planning permission.  The applicant is advised not to carry out any
substantial works during the approval period;

(c) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that the lot owner(s) will need to apply to his office for
modification of the Short Term Waivers (STWs) and Short Term Tenancy (STT)
conditions where appropriate and the lot owner(s) shall apply to his office for a STW
to permit the structures erected within Lots 152 and 155 both in D.D.122. The
application for STW and STT will be considered by the Government in its capacity as
a landlord and there is no guarantee that they will be approved.  The STW and STT
applications, if approved, will be subject to such terms and conditions, including the
payment of waiver fee and administrative fee as considered appropriate by LandsD.
Besides, given the proposed use is temporary in nature, only erection of temporary
structure(s) will be considered;

(d) to note the comments of the Commissioner for Transport (C for T) that:

(i) sufficient manoeuvring space shall be provided within the Site.  No vehicles
are allowed to queue back to public roads or reverse onto/from public roads;
and

(ii) the access connecting the Site and Yuen Yuen Road, and Yung Yuen Road are
not under Transport Department’s purview. The land status of the local
access road and Yung Yuen Road should be clarified with the Lands
Department by the applicant.  Moreover, the management and maintenance
responsibilities of the local access road and Yung Yuen Road should be
clarified with the relevant lands and maintenance authorities accordingly;

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

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

(ii) the access road connecting the Site with Long Ping Road is not and will not be
maintained by his office.  His office should not be responsible for maintaining
any access connecting the Site with Yung Yuen Road;

(f) to follow the relevant mitigation measures and requirements in the latest “Code of
Practice on Handling the Environmental Aspects of Temporary Uses and Open Storage
Sites (“COP”) issued by the Environmental Protection Department (EPD);
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(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that:

(i) photo 8 in the submitted condition record that leaves were found in existing
surface channel that water flow would be obstructed ; and

(ii) the applicant is reminded that the required condition record should include
coloured photos showing the current condition of the drainage facilities and a
layout plan indicating the locations of the photo taken.  The submitted photos
should cover all internal surface channels, catch pits, sand traps, manholes
terminal catch pits/manholes and the downstream discharge path as indicated
on the submitted drainage proposal;

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

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

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

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

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

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

(vi) detailed checking under BO will be carried out at the building plan submission
stage.
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