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EXECUTIVE SUMMARY 
(In case of discrepancy between English and Chinese Versions, English shall prevail) 
 
This Planning Statement is submitted to the Town Planning Board (hereinafter referred to as 
“the Board”) in support of a planning application (hereinafter referred to as “the current 
application”) for Temporary Asphalt Plant for a Period of Five Years (hereinafter referred to 
as “the Temporary Asphalt Plant”) at Lots 20 RP (Part), 21 and 23 RP (Part) in D.D. 88 and 
adjoining Government Land, East of Man Kam To Road, Sheung Shui, New Territories 
(hereinafter referred to “the application site”). The current application aims to renew the 
latest planning permission under Planning Application No. A/NE-FTA/192 from the Board 
which will be expired on 12.12.2024 such that the Applicant can be given opportunity to 
continue using the application site for the Temporary Asphalt Plant. The Planning Statement 
serves to provide background information and planning justifications in support of the 
Temporary Asphalt Plant in order to facilitate consideration by the Board.  
 
The application site is subject to three previous planning applications (No. A/NE-FTA/123, 
A/NE-FTA/148 and A/NE-FTA/192).  The latest planning application No. A/NE-FTA/192 for the 
same use was approved with conditions by the Board on 18.10.2019. 
 
The application site currently falls within an area zoned “Open Storage” (“OS”) on the 
approved Fu Tei Au and Sha Ling Outline Zoning Plan (OZP) No. S/NE-FTA/18 gazetted on 
19.4.2024. As detailed in this Planning Statement, the Temporary Asphalt Plant is well justified 
on the grounds that:- 

 
(a) Approval of the current application enables the Applicant to continue utilizing the 

application site to support the industry and the community and benefit Hong Kong's long-
term development; 

(b) The Temporary Asphalt Plant supports with the development principle of "driving 
development by transport infrastructure" under the Hong Kong Major Transport 
Infrastructure Development Blueprint promulgated in 2023 and fuels future growth and 
development in Hong Kong; 

(c) The Temporary Asphalt Plant is essential to address local and territorial demand for 
asphalt and support Hong Kong infrastructural developments; 

(d) There will be no substantial changes in planning circumstances by allowing the current 
application and the Applicant has demonstrated his full compliance of planning approval 
conditions of previous planning approval; 

(e) The application is of temporary nature, which will not jeopardise the long-term planning 
intention of “OS”;  

(f) The Temporary Asphalt Plant will not be in conflict with the implementation programme 
of the relocation of Cheung Sha Wan Temporary Wholesale Poultry Market; 

(g) No adverse environmental impact is expected as the Temporary Asphalt Plant will 
continue to be in line with all the required environmental control measures and good site 
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practices;  
(h) No adverse traffic impact is expected as there is no significant change in planning 

circumstances and all key junctions will operate with sufficient capacity;  
(i) No adverse drainage impact is expected as there is no change in the drainage system and 

the Applicant will continue to carry out routine maintenance; and 
(j) The approval of the current application will not set an undesirable precedent.  

 
In view of the above and the list of detailed planning justifications in this Planning Statement, 
it is sincerely hoped that the Board will give favourable consideration to approve the current 
application for a temporary period of five years. 
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行政摘要 

(如內文與其英文版本有差異，則以英文版本為準) 

 

此規劃報告書在支持一宗遞交予城市規劃委員會（以下簡稱「城規會」）的規劃申請（以下簡稱「該申

請」）作為期五年的臨時瀝青廠（以下簡稱「臨時瀝青廠」）。該申請涉及地點位於新界上水文錦渡路

以東丈量約份第 88 約地段第 20 號餘段(部分)、第 21 號及第 23 號餘段(部分) 和毗連政府土地（以下簡

稱「申請地點」）。該申請是為了將於 2024 年 12 月 12 日到期之規劃許可續期，從而可給予申請人機

會於申請地點繼續作臨時瀝青廠。此規劃報告書提供該申請的背景及規劃理據以支持臨時瀝青廠作城規

會考慮。 

 

申請地點過往涉及三宗先前申請(編號：A/NE-FTA/123 、A/NE-FTA/148 及 A/NE-FTA/192)。最近作

同樣用途的規劃申請(編號：A/NE-FTA/192) 於 2019 年 10 月 18 日獲城規會有條件下批給臨時性質的

許可。 

 

申請地點現時於 2024年4月19日刊憲公佈之虎地坳及沙嶺分區計劃大綱核准圖（編號︰S/NE-FTA/18）

內被劃為「露天貯物」地帶。此規劃報告書詳細闡述臨時瀝青廠的規劃理據，當中包括︰- 

 

(一) 批准申請讓申請人繼續使用申請地點，以支持業界和社會，並有利於香港的長遠發展； 

(二) 臨時瀝青廠符合 2023 年香港主要運輸基建發展藍圖中 「以運輸基建帶動發展 」的發展原則，香

港未來的增長和發展提供動力； 

(三) 臨時瀝青廠對滿足地區和本地的瀝青需求以及支持香港的基礎建設發展是不可或缺的； 

(四) 批准該申請不會對規劃情況帶來重大改變及申請人已證明其履行先前的規劃許可所附帶的所有規

劃條件； 

(五) 申請屬臨時性質，不會影響「露天貯物」用途的長遠規劃意向； 

(六) 臨時瀝青廠不會影響長沙灣臨時家禽批發市場的搬遷計劃； 

(七) 臨時瀝青廠將繼續符合所有必要的環境管制和良好的地盤作業守則，預計不會對環境造成不良影

響； 

(八) 臨時瀝青廠的規劃情況與先前獲批申請相較，沒有顯著改變，所有路口將以足夠的容量運作，預

計不會對交通造成不良影響； 

(九) 由於排水系統沒有改變，而且申請人會繼續進行日常維修，因此預計不會對排水系統造成不良影

響；及 

(十) 批准申請不會立下不良先例。 

 

鑑於以上各點及此規劃報告書內所提供的詳細規劃理據，懇請城規會批准該申請作為期五年之擬議用途。 
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1. INTRODUCTION 
 
1.1 Purpose 
 

1.1.1 Pursuant to section 16 of the Town Planning Ordinance (TPO) (Cap. 131), this Planning 
Statement is submitted to the Town Planning Board (hereinafter referred to as “the 
Board”) in support of a planning application (hereinafter referred to as “the current 
application”) for Temporary Asphalt Plant for a Period of Five Years (hereinafter 
referred to as “the Temporary Asphalt Plant”) at Lots 20 RP (Part), 21 and 23 RP (Part) 
in D.D. 88 and adjoining Government Land, East of Man Kam To Road, Sheung Shui, 
New Territories (hereinafter referred to “the application site”). The Planning 
Statement serves to provide background information and planning justifications in 
support of the Temporary Asphalt Plant in order to facilitate the consideration by the 
Board. The application site has a total area of approximately 9,056m2, including 
799m2 of Government Land. Its location is shown on Figure 1 whilst Figure 2 indicates 
relevant private lots and government land which the application site involves. 
 

1.1.2 Prepared on behalf of K. Wah Asphalt Limited (hereinafter referred to as “the 
Applicant”), Aikon Development Consultancy Limited have been commissioned to 
prepare and submit the current application on his behalf.  The current application 
aims to re-new the latest planning permission under Planning Application No. A/NE-
FTA/192 (hereinafter referred to as “the previous application”) from the Board which 
will be expired on 12.12.2024 such that the Applicant will be given an opportunity to 
continue utilising the application site for the Temporary Asphalt Plant under the 
circumstances that the proposed development parameters would be in-principle the 
same as those in the approved scheme under A/NE-FTA/192, and the site 
configuration and the nature/operation of the Temporary Asphalt Plant would be 
identical to the approved scheme, with no significant change in the overall physical 
setting surrounding the application site. 
 

1.1.3 The application site currently falls within an area zoned “Open Storage” (“OS”) on the 
approved Fu Tei Au and Sha Ling Outline Zoning Plan (OZP) No. S/NE-FTA/18 gazetted 
on 19.4.2024 (hereinafter referred to as “the Current OZP”) (please refer to Figure 3). 
According to the Notes of the Current OZP, ‘Asphalt Plant’ use is a Column 2 use within 
the “OS” zone which requires planning permission from the Board.  

 
1.1.4 In this connection, the Applicant wishes to seek planning permission again from the 

Board for the Temporary Asphalt Plant for a temporary period of five years. 
 

1.2 Objectives  
 

1.2.1 The current application strives to achieve the following objectives:- 
 
(a) To be given an opportunity to the Applicant to continue utilising the application 

site for the Temporary Asphalt Plant under the circumstances that the proposed 
development parameters would be in in-principle the same as those in the 
approved scheme under A/NE-FTA/192, and the site configuration and the 
nature/operation of the Temporary Asphalt Plant would be identical to the 
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approved scheme, with no significant change in the overall physical setting 
surrounding the application site;  

(b) To continuously offer a suitable location for providing essential high-quality 
asphalt for infrastructural development and road maintenance in Hong Kong so 
as to generate socio-economic value for the city; 

(c) To maximize land utilization of the application site that has been accommodating 
the temporary asphalt plant and surrounded by rural industrial uses; and 

(d) To induce no adverse environmental nor traffic impacts on its surroundings by 
providing adequate protection and mitigation measures. 

 

1.3 Background  
 

Providing Infrastructural Support for Hong Kong and Building the Backbone for 
Infrastructural Development  

 

1.3.1 The Applicant has been engaged in various major infrastructure projects by Highways 
Department (HyD), Civil Engineering and Development Department (CEDD), Airport 
Authority (AA) and MTR Corporation (MTRC), namely Tseung Kwan O - Lam Tin Tunnel 
(TKO-LTT), The Hong Kong – Zhuhai – Macao Bridge (HZMB), Liantang/Heung Yuen 
Wai Boundary Control Point (LTHYW BCP), Central – Wan Chai Bypass, Tuen Mun – 
Chek Lap Kok Link, Queen’s Hill Development, the North and South Runway Asphalt 
Resurfacing projects, as well as ongoing road maintenance works for Kowloon West 
and New Territories West. All of these projects form the backbone of Hong Kong's 
infrastructural development, adding capacity for future growth and laying a solid 
foundation towards a competitive, liveable and high-density city. The Temporary 
Asphalt Plant managed by the Applicant is well-operated and has been supplying high 
quality asphalt and playing an important role in these infrastructural projects and 
road maintenance works.  

 

1.3.2 In recent years, the Hong Kong government has been in the forefront in developing 
the Northern Metropolis and others New Development Areas. The latest release of 
the Hong Kong Major Transport Infrastructure Development Blueprint also highlights 
the government's commitment in building a liveable, competitive and sustainable 
Hong Kong through "driving development by transport infrastructure" by adopting 
the planning principles of "infrastructure-led" and "capacity-creating". The road 
network of Hong Kong would be expanded and with increased capacity, and it is 
foreseeable that there is a growing demand for high quality asphalt to materialise 
the vision.  
 

1.3.3 In addition, there is a series future contracts of Hong Kong key developments, such as 
the Northern Link - Kwu Tung Station, Hung Shui Kiu Station, Tuen Mun South 
Extension, a Tung Chung Line Extension etc (see Table 1). These projects have been 
approved by the Chief Executive Council and would be key drivers to support future 
Hong Kong economic development. The demand for high-quality asphalt is expected 
to be significant in realizing the strategic planning vision outlined in Hong Kong 2030+. 
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Table 1 Future Contracts of Hong Kong Developments, Projects Authorised/Approved by the Executive 

Council 

Project Details Target Completion 

Year  

MTR Northern Link - Kwu Tung Station 2027 

MTR Tung Chung Line Extension 2029 

MTR Tuen Mun South Extension 2030 

MTR Hung Shui Kiu Station 2030 

Kwu Tung North and Fanling North New Development Area - Remaining 

Phase of Site Formation and Engineering Infrastructure Works 

2031 

Yuen Long South Development - Second Phase Development 2031 

 
The Importance of the Temporary Asphalt Plant in the North New Territories 
 

1.3.4 Amongst all the asphalt plants in Hong Kong, the Temporary Asphalt Plant under the 
current application is the only asphalt plant in the North New Territories. The 
Temporary Asphalt Plant has been a crucial supplier of high-quality asphalt in the 
North New Territories, playing a significant role in infrastructural projects and road 
maintenance works. The Temporary Asphalt Plant is also anticipated to play a major 
role in facilitating the development of the Northern Metropolis. 
 

1.3.5 In addition, many infrastructure projects currently utilizing the Temporary Asphalt 
Plant are ongoing (see Table 2) and are not expected to be completed within the 
current approval period. Should the Temporary Asphalt Plant have to be ceased 
operation, it would cause serious disruption in the progress of the involved projects. 
In order to continue to utilise the application site and to ensure the supply of asphalt 
to support infrastructure projects in the locality and territory, the Applicant seeks to 
renew the previous approved application No. A/NE-FTA/192, which shall be expired 
on 12.12.2024. 
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Table 2 Contracts on hand / on-going contracts of K. Wah Asphalt Limited (Sheung Shui Asphalt Plant)  

Employer Contract Details of Contract Anticipated 

Completion 

Airport Authority (AA) Contract No. 3310 North Runway Modification Works 2025 

Highways Department (HyD) 12/HY/2019 Highways Department Term Contract (Management and Maintenance of Roads in 

Kowloon West excluding Expressways and High Speed Roads 2020-2026) 

2026 

Highways Department (HyD) 04/HY/2020 Highways Department Term Contract (Management and Maintenance of Roads in 

Tuen Mun and Yuen Long Districts excluding Expressways and High Speed Roads 

2021-2026) 

2026 

Highways Department (HyD) HY/2014/08 Central Kowloon Route - Construction of Tunnel at Yau Ma Tei, Reconstruction of a 

Section of the Gascoigne Road Flyover and Reprovisioning of Affected Public 

Facilities at Yau Ma Tei 

2026 

Highways Department (HyD) HY/2019/13 Central Kowloon Route - Construction of administration building and ventilation 

buildings, and installation of route-wide electrical and mechanical works 

2028 

Highways Department (HyD) HY/2020/07 Widening of Castle Peak Road between Kwun Tsing Road and Hoi Wing Road) 2025 

Highways Department (HyD) HY/2020/08 Flyover from Kwai Tsing Interchange Upramp to Kwai Chung Road 2026 

Highways Department (HyD) HY/2021/16 Provision of Universal Accessibility Facilities at Footbridges, Elevated Walkways 

and Subways – Package 5 Contract 2 

2025 

Drainage Service Department (DSD) DC/2019/12 Upgrading of West Kowloon and Tsuen Wan Sewerage – Phase 2B 2027 

Drainage Service Department (DSD) DC/2020/03 Drainage Maintenance and Construction in Hong Kong Island and Islands Districts 

(2021-2025) And Building and Civil Maintenance and Minor Works to DSD Plants 

and Facilities (2020-2025) 

2025 

Civil Engineering and Development 

Department (CEDD) 

CV/2020/01 Site formation and infrastructure works for public housing developments at Pok Fu 

Lam South 

2027 

Civil Engineering and Development 

Department (CEDD) 

 

CV/2022/07 Site formation and infrastructure works for public housing developments at Long 

Bin, Yuen Long - Phase 2 

  

2026 
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Employer Contract Details of Contract Anticipated 

Completion 

Civil Engineering and Development 

Department (CEDD) 

ED/2018/04 Trunk Road T2 and Infrastructure Works for Developments at the Former South 

Apron 

2026 

Civil Engineering and Development 

Department (CEDD) 

ND/2019/01 Kwu Tung North New Development Area, Phase 1: Site Formation and 

Infrastructure Works 

2026 

Civil Engineering and Development 

Department (CEDD) 

ND/2019/04 Fanling North New Development Area, Phase 1: Fanling Bypass Eastern Section 

(Shek Wu San Tsuen North to Lung Yeuk Tau) 

2026 

Civil Engineering and Development 

Department (CEDD) 

NE/2017/03 Development of Anderson Road Quarry Site - Road Improvement Works and 

Pedestrian Connectivity Facilities Works Phase 2A 

2026 

Civil Engineering and Development 

Department (CEDD) 

NE/2017/05 Widening of Tai Po Road (Sha Tin Section) 2025 

Civil Engineering and Development 

Department (CEDD) 

NL/2020/03 Tung Chung New Town Extension - Major Infrastructure Works in Tung Chung East 2028 

Civil Engineering and Development 

Department (CEDD) 

NL/2020/06 Tung Chung New Town Extension - Site Formation and. Infrastructure Works at 

Tung Chung Valley, Phase 1 

2027 

Civil Engineering and Development 

Department (CEDD) 

YL/2020/06 Site Formation and Infrastructure Works for Public Housing Developments at Kam 

Tin South, Yuen Long – Phase 1 

2026 

HK & China Gas Company Limited N.A Reinstatement Service (Term Contract 2023-2025) 2025 

Hongkong International Terminals (HIT)  N.A Bituminous Re-surfacing Works at Terminal 4, 6, 7, 8, 9 & Depot S (1+1 Term 

Contract) 

2025 
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Renewal of the Planning Approval under Current Application 
 

1.3.6 The Applicant has been operating the Temporary Asphalt Plant at the application site 
since the approval of the previous applications. This application seeks to renew 
planning approval, allowing the Applicant to continue serving the territory and 
contribute to the development of the Northern Metropolis. 
 

1.3.7 The application site is subject to three previous planning applications (No. A/NE-
FTA/123, A/NE-FTA/148 and A/NE-FTA/192).  The previous application (No. A/NE-
FTA/192) for the same use was approved by the Board with conditions on a temporary 
basis for a period of five years on 18.10.2019 (Appendix 1). The Applicant has duly 
complied with all the approval conditions under the previous application (Appendix 
2a to 2e).   
 

1.3.8 Subsequent to the approval of planning application (No. A/NE-FTA/192), the 
Applicant has submitted a renewal of Temporary Building Permit (TBP) and Temporary 
Occupation Permit (TOP) to the Buildings Department (BD) in 2023, and the renewal 
of the TBP and TOP for the Temporary Asphalt Plant was subsequently approved by 
the BD, based on the supplementary information provided. The Temporary Asphalt 
Plant is currently operating in accordance with the approved TBP and TOP (see 
Appendix 3).  
 

1.3.9 Under the current application, the site configuration and the nature/operation of the 
Temporary Asphalt Plant would be identical to the approved scheme, with no 
significant change in the overall physical setting surrounding the application site. 
 

1.3.10 While the site configuration remains unchanged, it has been noted that there is a 
discrepancy between the total Gross Floor Area (“GFA”) approved under application 
No. A/NE-FTA/192 and the GFA shown on the subsequent Building Plans (BPs) 
submitted to the BD. The said discrepancy is mainly attributable to the determination 
of GFA between departments. In determining the GFA for the Temporary Asphalt 
Plant for the s.16 planning application purpose, relevant GFA of the ancillary 
structures of the Temporary Asphalt Plant of about 430.87m2, i.e. staircases and 
platforms for maintenance and emergency access, were not included in the previous 
planning submission having considered its ancillary nature. However, as far as the 
building requirements from BD for the BPs submission purpose is concerned, the GFA 
of these ancillary structures are accountable. In order to ensure smooth processing 
of the subsequent TBP and TOP after approval of the current application, the current 
application seeks to aligns the GFA, while confirming the application site remains 
unchanged when compared to the previous application, and there was no change to 
the site configuration, building bulk, site area, form, and major development 
parameters of the approved Temporary Asphalt Plant. 
 
Safe and Non-Polluted Operation  
 

1.3.11 Since obtaining the first planning approval in 2014, the Applicant has dedicated 
efforts to undertaking various measures to minimize any potential adverse impacts 
and offer a safe and sustainable occupational environment for the Applicant's 
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employees.  
  

1.3.12 The Applicant has submitted an application to Environmental Protection Department 
(EPD) for a Specified Process (SP) Licence on 6.10.2015, pursuant to Section 14 of the 
Air Pollution Control Ordinance (APCO) for the Temporary Asphalt Plant and the SP 
Licence was issued on 23.2.2017. A renewal application of SP licence was submitted 
in 2018, and the SP license renewed in 2020. The operations of the Asphalt Plant have 
strictly complied with the APCO. The Applicant is applying for a renewal of SP license 
in 2024, ensuring the current operation has met relevant regulations. While the Air 
Pollution Control Plan (APCP) has been reviewed by EPD and it is being finalised, no 
adverse comment from EPD has been received on the APCP.  
 

1.3.13 Apart from complying with the relevant regulations and requirements, the Applicant 
has also carried out several voluntary improvement measures on his operation 
process upon the previous planning approvals. A deodorization system has been 
installed in 2018 to filter the particles and odour. The Temporary Asphalt Plant has 
also been using low odour bitumen since June 2018 to reduce the volatility and 
formation of bitumen fume. All asphalt trucks of the Applicant have been well 
equipped with cover for reducing dusts and odour during transportation. Moreover, 
the Applicant provided continuous training to his employees to ensure they are 
equipped with the latest technology to minimise adverse environmental impacts. 
Regular environmental monitoring has also been conducted within the application 
site and at the surrounding area to ensure minimal impacts to the neighbourhood 
since the approval of previous application. The results of such monitoring 
demonstrate a constant compliance with the required standards.  
  

1.3.14 In addition, the Applicant has also obtained ISO certificates (Appendix 4) which 
demonstrated the compliance with the requirements of ISO 14001:2015 for 
environmental management system standards, ISO 45001:2018 for occupational 
health and safety management system specification, ISO 9001: 2015 for quality 
management system standards.  These certificates remain valid due to good 
operation and management by the Applicant. Furthermore, a dangerous goods 
license (Appendix 5) has been issued to the Applicant, and the Applicant is strictly 
complying with Dangerous Goods Ordinance to ensure public and operation safety.  
 

1.3.15 The Applicant has maintained a close and responsive communication with the local 
community, such as establishing a hotline for providing comments and reporting 
issues. 
 

1.3.16 The Applicant is deeply committed to environmental sustainability and has made 
significant strides in energy saving and carbon reduction, echoing the Hong Kong 
Climate Action Plan 2050. In 2022, the Applicant was awarded the Energy 
Management Award (Grand) from the CLP (see Appendix 6), recognising its 
outstanding performance in energy efficiency and conservation measures. 
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The Applicant's Mission in Being a Leader in Quality, Innovation, and Community 
Engagement and Supporting the Industry, Community and the Territory 
 

1.3.17 The Applicant has established itself as a leading enterprise specializing in the 
production of high-quality asphalt. Driven by a commitment to excellence, they have 
consistently invested in upgrading their production processes, striving to deliver 
superior asphalt products. Recognizing the importance of sustainability, the Applicant 
has developed recycled asphalt as a green product, offering a more environmentally 
friendly solution. Simultaneously, the Applicant is dedicated to innovation and 
technological advancements. They have forged close collaborations with local 
university, working together on cutting-edge research projects, aiming to enhance the 
performance of materials while introducing new, sustainable, and groundbreaking 
solutions within the industry.  Their resources and industry expertise shared with local 
university, support tertiary education and the development of the industry. 

 
1.3.18 Beyond its leading role in the asphalt industry, the Applicant upholds a strong sense 

of social responsibility. Site visits were also offered for villagers in the locality and 
students for educational purpose to promote the understanding of asphalt products 
as being essential road building construction materials. As an enterprise committed 
to community contributions, the Applicant has visited villages after severe weather 
events, resurfaced roads in poor condition, and voluntarily helped repair village roads. 
The Applicant is also keen on participating in social services that advocate for active 
aging.  Some of the community services engaged by the Applicant is listed as follow.   
 
• Community Engagement: Invited members of the public to visit the approved 

Temporary Asphalt Plant, providing a platform for open dialogue and gathering 
valuable feedback. 

• Youth Development: Implemented various youth exchange and internship 
programs, aiming to foster understanding of Hong Kong's heavy industry and 
broaden the horizons of young people. 

• Pandemic Support: During the COVID-19 pandemic, provided essential support 
to the community by distributing masks and sanitizers to those in need. 

• Community Outreach: Participated in various community initiatives, including 
distributing mooncakes to elderly residents during Mid-Autumn Festival, a gesture 
of care and support. 

• Infrastructure Support: Actively assisted in repairing damaged village roads after 
heavy rainstorms. 

• Supporting Active Ageing: Participated in social events for elderly residents, 
encouraging active aging through both physical and mental engagement;  

• Elderly Care: Distributed lucky bag to hundreds of elderlies, acknowledging their 
contributions to society with respect and provided assistance to elderly neighbors 
by helping with home repairs, demonstrating a genuine concern for their well-
being. 
 

1.3.19 Being the only asphalt plant in the North New Territories owned by the Applicant, the 
Temporary Asphalt Plant occupies a strategic position in arranging relevant 
community initiatives and programs to serve the community's needs in the area. 
Considering the North New Territories faces challenges from severe weather events, 
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infrastructural disruptions, and a growing population due to the vision of Northern 
Metropolis, the Applicant anticipates an increasing demand for community services 
and the Temporary Asphalt Plant will become a key location for arranging these 
services, serving a wider community. 
 

1.3.20 The Applicant's dedication to contributing to both Hong Kong's overall development 
and the local community has garnered widespread support and appreciation from 
both the institution and the community at large (see Appendix 7). 
 

1.3.21 As mentioned, as a pioneer in the industry, the Applicant wishes to continue leading 
the delivery of services to the territory and is dedicated to meeting the evolving needs 
of society. Sincere efforts have been made by the Applicant to implement various 
environmental control measures. Such measures not only minimise the adverse 
impacts to the environment and surroundings, also offer a safe and sustainable 
occupational environment for the Applicant’s employees. Various awards and 
certificates were presented to the Applicant to recognise the efforts made in such 
aspects. In this regard, the Applicant seeks to renew the latest planning permission 
under Planning Application No. A/NE-FTA/192 from the Board which will be expired 
on 12.12.2024 such that the Applicant will be given an opportunity to continue 
utilising the application site for the Temporary Asphalt Plant in supporting Hong 
Kong’s future development, contributing to the community whilst inducing no 
adverse infrastructural and environmental impact.  

 

1.4 Structure of the Planning Statement 
 

1.4.1 This Planning Statement is divided into 7 chapters. Chapter 1 is the above 
introduction outlining the purpose and background of the current application. 
Chapter 2 gives background details of the application site in terms of the current land-
use characteristics and neighbouring developments. Planning context of the 
application site is reviewed in Chapter 3 whilst Chapter 4 provides details of the 
Temporary Asphalt Plant. Chapter 5 demonstrates the result of technical assessments.  
A full list of planning justifications is given in Chapter 6 whilst Chapter 7 summarizes 
the concluding remarks for the Temporary Asphalt Plant. 
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2. SITE PROFILE 
 

2.1 Location of the Application Site 
 

2.1.1 The application site is located in Fu Tei Au, Sheung Shui, near the border with 
Shenzhen. The application site is located to the immediate east of Man Kam To Road 
and is south of Sha Ling and north of Hung Kiu San Tsuen (Figure 1 refers). 
 

2.1.2 The application site comprises Lots 20 RP (Part), 21 and 23 RP (Part) in D.D. 88, as well 
as the adjoining Government Land with a total area of approx. 9,056m2 including 
799m2 of Government Land. The application site is situated in a rural character 
surrounded by various open storage/ vehicle repair workshop uses. The surrounding 
land-use characteristics and physical settings have remained unchanged since the 
approval granted for the previous planning application and amendments to the 
approved application.  
 

2.2 Current Condition of the Application Site 
 

2.2.1 As shown per Illustration 1, the application site is generally flat, and a piece of hard-
paved land currently being utilised for the Temporary Asphalt Plant. It is connected to 
Man Kam To Road via an existing local access road.  
 

2.3 Surrounding Land-use Characteristics 
 

2.3.1 As demonstrated per Illustration 2, the surrounding areas are generally rural in 
character. To the immediate south of the application site is a vehicle repair workshop. 
To the west and southwest of the application site across the Man Kam To Road are a 
number of vehicle repair workshops and temporary structures. To the east of the 
application site are some temporary structures and vacant land. Land to the north 
and east of the application site is an area zoned “Green Belt” (“GB”) with tree groups, 
graves, pipelines and electricity pylons on the higher slopes.  
 

2.3.2 To the further south of the application site is a site zoned “Other Specified Use 
(Poultry Slaughtering Centre)” (“OU(PSC)”) which was under Government’s 
consideration for accommodating the relocation of Cheung Sha Wan Temporary 
Wholesale Poultry Market (“CSWTWPM”) as shown per Figure 3.  There is no detailed 
programme for the relocation at the moment. The land zoned as “OU(PSC)” is 
currently being used by Water Services Department Contract 4/WSD/16 for site office 
and open storage. A buffer distance of about 10m is situated between the application 
site and the “OU(PSC)” site, which is overgrown with trees and thick vegetation as 
well as accommodating an open drainage channel / nullah. 
 

2.3.3 The application site is connected to Man Kam To Road via an existing access road. 
Land uses fronting Man Kam To Road are generally vehicle repair workshops, public 
vehicle park (including parking of container trailers/tractors and lorries), and 
warehouse facilities (Figure 1 refer).  The Man Kam To Road connects the Man Kam 
To Control Point to the North and Sheung Shui town centre via Jockey Club Road to 
the south.   
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3. PLANNING CONTEXT 
 

3.1 The Current OZP  
 

3.1.1 The application site currently falls within an area zoned “OS” on the Current OZP 
(please refer to Figure 3).  The planning intention of the “OS” zone is primarily for the 
provision of 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.  According to the Notes of the Current OZP, ‘Asphalt Plant’ use is a Column 
2 use, which requires planning permission from the Board.  
 

3.1.2 According to the Explanatory Statement of the Current OZP, the land within the Fu Tei 
Au and Sha Ling OZP was previously included in the Fu Tei Au and Sha Ling Interim 
Development Permission Area (IDPA) Plan No. IDPA/NE-FTA/1 which was prepared by 
the Director of Planning and notified in the Gazette on 7 September 1990. Since the 
gazette of the IDPA, the application site has been zoned as “OS”.  
 

3.1.3 On 16 October 2009, the Draft Fu Tei Au and Sha Ling OZP No. S/NE-FTA/11 was 
exhibited for public inspection under Section 5 of the Town Planning Ordinance. 
Amendments to the OZP included revision to the Statutory Notes for the “OS” zone 
by amending the land use term ‘Concrete Batching Plant’ to ‘Asphalt Plant/Concrete 
Batching Plant’ under Column 2 and rezoning the site to the immediate south of the 
application site from “OS” and “OU(Petrol Filling Station)” to “OU(PSC)”.  
 

3.1.4 On 19 April 2024, the approved Fu Tei Au and Sha Ling OZP No. S/NE-FTA/18 (the 
Current OZP) was exhibited for public inspection under section 9(D)(2) of the 
Ordinance.  Despite several amendments of the Fu Tei Au and Sha Ling OZP since the 
previously approved application, the zoning of the application site remained 
unchanged.   

 

3.2 “Other Specified Use (Poultry Slaughtering Centre)” Zone 
 

3.2.1 The “OU(PSC)” zone is intended primarily for the development of a poultry 
slaughtering centre to centralize the processing of poultry slaughtering so as to 
minimize the risk of human infection by avian influenza.  
 

3.2.2 The proposal of developing a centralised poultry slaughtering centre was shelved by 
the Government in 2010 since the risk of avian influenza in Hong Kong was kept at a 
low level. The Food and Health Bureau (FHB) commissioned in mid-2015 a 
consultancy study to advise on the way forward for the live poultry trade in Hong 
Kong. The consultancy study advised to use the concerned “OU(PSC)” site for 
relocation of the CSWTWPM. 
 

3.2.3 Given there is no detailed implementation programme for relocation of the 
CSWTWPM at the moment and considering the relocation of CSWTWPM shall subject 
to various potential procedures, including technical assessments, public consultation 
and funding process, it is unlikely to materialise nor putting forth the relocation of the 
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CSWTWPM in the coming five years.  As such, the Temporary Asphalt Plant of 
temporary nature for a further five years, will not be in conflict with the 
implementation programme of the relocation of CSWTWPM.  

 

3.3 Previous Planning Applications 
 

3.3.1 The application site is subject to three previous planning applications (No. A/NE-
FTA/123, 148 and 192) for the same use. Whilst a permanent development was 
sought under planning application No. A/NE-FTA/123, the application was rejected by 
the Board on 4.4.2014. The planning application No. A/NE-FTA/148 was the same as 
the planning application No. A/NE-FTA/123 in terms of the site area, layout and major 
development parameters except that the application No. A/NE-FTA/148 was on a 
temporary basis for a period of five years. The previous application No. A/NE-FTA/192 
was approved by the Board on 18.10.2019. Table 3 encapsulates details of these 
previous planning applications. 
 
Table 3: Previous Planning Applications at the Application Site 

Application No. Proposed Use Zone Decision of the Board 

A/NE-FTA/123 Proposed Asphalt Plant “OS” 
Rejected  

(4.4.2014) 

A/NE-FTA/148 
Proposed Temporary Asphalt 

Plant for a Period of Five Years 
“OS” 

Approved with conditions 

on a temporary basis for 

a period of five years 

(12.12.2014) 

A/NE-FTA/192 
Proposed Temporary Asphalt 

Plant for a Period of Five Years 
“OS” 

Approved with conditions 

on a temporary basis for 

a period of five years 

(18.10.2019) 

 
3.3.2 As compared with the previously approved scheme under Application No. A/NE-

FTA/192, the development scheme and site configuration remain the same, except 
minor changes in gross floor area to include existing ancillary facilities.  
 

3.3.3 All approval conditions of the previous planning approval (Planning Application No. 
A/NE-FTA/192) have been duly complied with and the subsequent Table 4 concludes 
the compliance with planning conditions under the previous approved application.  
 
Table 4: Compliance with planning conditions under approved Planning Application No. A/NE-FTA/192 

Planning Approval Conditions Discharged Date 

(c) the submission of a drainage proposal  27.08.2020 

(d) the implementation of drainage proposal  14.12.2020 

(e) the submission of proposals for fire service installations and water 

supplies for fire-fighting  

27.7.2020 

(f) the implementation of the proposals for fire service installations and 

water supplies for fire-fighting  

2.11.2020 

(g) the implementation of noise mitigation measures 26.7.2021 
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3.4 Town Planning Board Guidelines (TPB PG-No. 34D)  
 

3.4.1 Town Planning Board Guidelines on Renewal of Planning Approval and Extension of 
Time for Compliance with Planning Conditions for Temporary Use or Development 
(TPG PG-No. 34D) are relevant to the application. The current application is 
considered in line with the TPB-PG No.34D for the following grounds:-  
 

3.4.2 There has been no material change in planning circumstances since the previous 
approval was granted as there has been no significant change in land-use zoning and 
the physical settings surrounding the application site compared to the previously 
approved planning application;  
 

3.4.3 The nature of the current application in terms of approval period sought, proposed 
asphalt plant use and the operation of the Temporary Asphalt Plant are the same as 
that proposed in the previous planning application. There are minor changes in the 
proposed development parameters which accounts for the existing ancillary 
structures (i.e. staircases and platforms for maintenance and emergency access for 
subsequent Building Plan submission). Despite the minor changes in GFA due to new 
determination of GFA, there was no change to the site configuration, building bulk, 
site area, form and major development parameters. No material changes to the 
approved development are involved as the current application only involves 
amendments of countable GFA to facilitate subsequent Building Plan submission. 
 

3.4.4 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 
previous approval within specified time limits (Table 4 refers).  
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4. THE DEVELOPMENT PROPOSAL 
 

4.1 Site Configuration, Layout & Operation 
 

4.1.1 The application site is currently occupied by the Temporary Asphalt Plant, comprising 
administrative blocks including ancillary offices, laboratory and storages as well as 
operation blocks with ancillary equipment / machines including, a mixing tower, an 
emergency generator, a bituminous emulsion plant, a removable bitumen tank, a 
rubber bitumen removable tank, a horizontal conveyor belt, a slant conveyor belt, five 
elevated bitumen tanks, an underground hopper, six aggregate storage bins, seven 
aggregate stock piles, a reclaimed asphalt pavement (RAP) stock pile, a RAP 
processing depot, a mechanical workshop and store room, a truck wheel washing bay, 
weighbridges, a weighbridge control room and a mobile bitumen storage and drum 
decanter and other supporting structures.  
 

4.1.2 It is proposed to continue utilising the application site for the Temporary Asphalt Plant. 
As compared with the last approved scheme, there is no change in the 
nature/operation of the current application and there is no change in site 
configuration as compared with the approved scheme of No. A/NE-FTA/192 and is 
identical to the approved scheme.  
 

4.1.3 The development parameters under the current application seeks to aligns the GFA 
by including the existing ancillary structures of the Temporary Asphalt Plant (i.e. 
staircases and platforms for maintenance and emergency access). The said existing 
ancillary structures of the Temporary Asphalt Plant has long been exists in the 
previous application, the GFA was not include in the planning submission having 
considered its ancillary nature. The inclusion of these existing GFA aims at reflecting 
the existing condition and ensuring a smooth processing of the subsequent building 
plan submission. Whilst the said existing ancillary structures has been existed in the 
previously approved application, there is no change to the site configuration, 
building bulk, site area, form, and major development parameters of the approved 
Temporary Asphalt Plant. The application site remains unchanged when compared 
to the previous application. 
 

4.1.4 The site configuration remains identical to the last approved Planning Applications No. 
A/NE-FTA/192 and are shown in the Layout Plan per Figure 4 whilst Table 5 
encapsulates a comparison of the major development parameters/items of the 
current application and the last approved Planning Applications No. A/NE-FTA/192. 
  

4.1.5 There is no change in the asphalt production process and operation. The Temporary 
Asphalt Plant will continue to have a maximum hourly production capacity of 160 
tonnes. Asphalt production for infrastructure projects is usually conducted at daytime. 
However, most of the road resurfacing is usually conducted during night-time to 
minimise traffic disruption during daytime. The Temporary Asphalt Plant would also 
supply asphalt products for emergency road works or repair and maintenance works 
of underground utilities, which could happen at any time. As such, to meet the market 
and emergency demand and to ensure the quality of asphalt products, the Temporary 
Asphalt Plant will continue to be required to be operated 24 hours a day, 7 days a 
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week. Despite the operation hour would be proposed to be 24 hours a day, it should 
be noted that the actual production rate and time will continue to be subject to the 
overall market situation and the demand from construction and road works sites. The 
current application has proposed the operation hours in maximum terms, allowing 
flexibility to adapt to fluctuating market conditions, rather than as a constant 
requirement. 
 

4.1.6 Vehicle access to/from the application site remains the same as that proposed in the 
previously approved application which will be via an existing access road to Man Kam 
To Road (see Figure 1). As the Temporary Asphalt Plant is currently in operation, no 
additional traffic is expected to be generated upon the approval of current application. 
The maximum traffic generation is anticipated to be 30 vehicles/hour (2-way), i.e. 75 
pcu/hour as in the existing Temporary Asphalt Plant.
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Table 5: Comparison of Major Parameters/Items of the Current Application and the previous approved Planning Application No. A/NE-FTA/192 
 

Major Parameters/Items 
Previously Approved Application 

(No. A/NE-FTA/192) 
(a) 

Current Application  
(b) 

Difference 
(b) – (a) 

Site Area (m2) 
Total 
Private Land 
Government Land 

 

 
About 9,056 

About 8,257 (91.18%) 
About    799 (8.82%) 

 
 

 
About 9,056 

About 8,257 (91.18%) 
About    799 (8.82%) 

 
No Change 
No Change 
No Change 

Proposed Use(s) 
Temporary Asphalt Plant for a Period of 5 

Years 
Temporary Asphalt Plant for a Period of 

5 Years 
No Change 

Gross Floor Area (m2) 
Total 
• Administrative Blocks (Ancillary Office/Storage) 

 
• Operational Block (Asphalt Plant and Ancillary 

Equipment/Machines) 
 

• Existing Ancillary Structures (i.e. Staircases 
and platforms for maintenance and emergency 
access (accountable for Building Plan 
submission) 1 

 

 
2,373.32 
279.60 

 
2,093.72 

 
 

N.A 

 
2,804.19 
279.60 

 
2,093.72 

 
 

430.87 
 

 
+430.87 

No Change 
 

No Change 
 
 

+430.87 
 
 
 

Plot Ratio 
Site Coverage 

About 0.26 
About 27% 

About 0.31 
About 27% 

+0.05 
No Change 

Number of Block 2 2 No Change 

 

1 The existing ancillary structures of the Temporary Asphalt Plant have been existed since previous planning approvals, however, were not included in the previous planning submissions having 
considered its ancillary nature. In order to align with requirement for Building Plan submission, the current application included the GFA of the existing ancillary structures in order to ensure smooth 
processing of the subsequent TBP and TOP after approval of the current application.  The application site remains unchanged when compared to the previous application, and there was no change to 
the site configuration, building bulk, site area, form, and major development parameters of the approved Temporary Asphalt Plant.  
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Major Parameters/Items 
Previously Approved Application 

(No. A/NE-FTA/192) 
(a) 

Current Application  
(b) 

Difference 
(b) – (a) 

Building Height (m) 
• Asphalt Plant and Ancillary Facilities (Excl. 

Ancillary Office) 
• Ancillary Administrative Blocks 

 
Max. 34.6 

 
Max. 8.1 
(1-storey) 

 
Max. 34.6 

 
Max. 8.1 
(1-storey) 

 

 

 

 

 
No Change 

 
No Change 

 

No. of Parking Spaces and Loading/ Unloading 
Spaces  
• Private Car Parking Spaces 
• Goods Vehicle L/UL Bay 
• Asphalt Trucks & Bitumen Trucks L/UL Bays 

(including 6 waiting spaces) 
• Pick-Up/Drop-off Lay-by for Taxis & Private 

Cars 

 
 

6 
1 
9 
 
 

1 
 

 
 

6 
1 
9 
 
 

1 

 
 

No Change 
No Change 
No Change 

 
 

No Change 
 
 
 

Operation Hours 
24 hours 

(Monday to Sunday) 
24 hours 

(Monday to Sunday) 

 
No Change 
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4.1.7 Internal transport facilities will remain the same as proposed under the previously 
approved application. 6 existing private car parking spaces, one existing loading/ 
unloading (L/UL) bay for goods vehicles, one existing pick-up/ drop-off lay-by for taxis 
and private cars and nine existing L/UL bays with six waiting spaces for Asphalt trucks 
and Bitumen trucks will be remained in the application site. Sufficient circulation 
space, parking spaces and waiting area will continue to be provided within the 
application site. No queueing outside the application site by vehicles associated with 
the Temporary Asphalt Plant has been observed since the approval of previous 
planning application.  
 

4.2 Provision of Landscape Treatment 
 

4.2.1 The Applicant has submitted and implemented the Tree Preservation and Landscape 
Proposals under previous application. The Approved Tree Preservation and Landscape 
Proposals under A/NE-FTA/148 (Appendix 8) was implemented accordingly in 2017. 
The implemented landscape provision within the application site have been kept in 
good and healthy condition by the Applicant (Illustration 3). As such, it is proposed 
to maintain all the trees and plantings during the approval period should the current 
application be approved by the Board.  
 

4.3 Provision of Boundary Fencing on the Application Site  
 

4.3.1 Boundary fencing has been provided in compliance with the approval condition (a) of 
the previous application. The Applicant has been and will be maintaining the 
boundary fencing to the satisfaction of the relevant Government department(s). 
Current condition of the boundary fencing is demonstrated per Illustration 4.  

 

4.4 Provision of Water Supplies for Fire-Fighting, Fire Service Installations and 
Emergency Vehicular Access (EVA) 

 

4.4.1 A proposal for water supplies for fire-fighting and the fire service installations and a 
design of EVA were submitted by the Applicant in view of approval conditions (e) and 
(f) laid down per the previous application. The provision of water supplies for fire-
fighting, fire service installations and EVA were then implemented accordingly. The 
approval conditions (e) and (f) regarding the aforesaid were discharged on 27.7.2020 
and 2.11.2020 (Appendices 2c and 2d).  The Applicant will continue to properly 
maintain the installations and EVA to the satisfaction of the relevant Government 
department(s). 
 

4.4.2 The existing fire services related facilities have been thoroughly inspected and 
certified by authorised bodies, demonstrating the existing performance meets the 
required standards. The certificates of fire-service installation and equipment of the 
application site dated 10.4.2024 and 11.4.2024 are attached per Appendix 9 to 
demonstrate the current provision of water supplies for fire-fighting and fire service 
installations for the application site by the Applicant.  
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5. Traffic, Environmental and Drainage Considerations 
 

5.1 Traffic Impact Assessment 
 

5.1.1 A Traffic Impact Assessment (TIA) was conducted to examine the existing traffic 
condition and to assess the potential traffic impact arising from the Temporary 
Asphalt Plant.   
 

5.1.2 While there is no change in the operation and no in-principal change in the 
development parameters of the Temporary Asphalt Plant, the existing internal 
transport facilities are expected to be sufficient to serve the Temporary Asphalt Plant.  
 

5.1.3 The traffic generated by the Temporary Asphalt Plant is expected to be remained the 
same as the existing Temporary Asphalt Plant. No additional traffic is expected to be 
generated. The peak traffic generation and attraction are considered to be remained 
as 75 pcu/hour respectively.  
 

5.1.4 Traffic survey was conducted at key junctions in the vicinity of the application site and 
junction capacity analysis was also conducted. The analysis concluded that all 
junctions would have sufficient capacity to accommodate the expected traffic growth 
to 2029 (i.e. Design Year), taking into account the traffic generated by the Temporary 
Asphalt Plant, developments in the surrounding areas and the growth of traffic. The 
Temporary Asphalt Plant will not have adverse traffic impact to the local road network. 
Please refer to Appendix 10 for details of the TIA.  

 

5.2 Environmental Assessment  
 

5.2.1 An Environmental Assessment (EA) (Appendix 11) was conducted to review the 
potential environmental impacts associated with the Temporary Asphalt Plant, in 
terms of air quality, noise, water quality, waste management and land contamination.   
 

5.2.2 The Temporary Asphalt Plant has already been built and in operation since 2017 and 
no construction works will be required. Therefore, impact on air quality, noise, water 
quality, waste management and land contamination arising from construction is not 
anticipated. The environmental impacts arising from the operation of the Plant arising 
from the operation of the Plant has not been changed since the 2019 EA report. 
 

5.2.3 The Temporary Asphalt Plant has been and will continue to be subject to stringent 
environmental controls and good site practices of relevant statutory and non-
statutory requirements. Being in line with all the controls and with implementation 
of recommended mitigation measures and good site practices, the Temporary Asphalt 
Plant will not result in any unacceptable environmental impacts. Please refer to 
Appendix 11 for details of the EA. 
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5.3 Drainage Review 
 

5.3.1 A Drainage Review (DR) (Appendix 12) was conducted to review the existing drainage 
system within the application site, referencing the accepted drainage proposal and its 
implementation in 2020, and recommend appropriate mitigation measures to 
mitigate any impacts if necessary. 
 

5.3.2 A Drainage Impact Assessment (DIA) was submitted by the Applicant in a view to 
discharge the approval condition (c) laid down per the last planning approval. 
Drainage facilities were provided in according with the approved DIA under the 
approval condition (d) of the previous application (Appendix 2a and 2b).  
 

5.3.3 According to the Drainage Review (Appendix 12 refers), the existing drainage system 
within the application site is the same as that shown in the drainage proposal 
accepted in 2020. It is confirmed that no change in the drainage system is observed. 
The existing drainage system is well-maintained and there have been no flooding 
reports during severe rainstorms in the previous years.  

 
5.3.4 The Applicant is well committed that the existing drainage provision implemented on 

the application site will be continued to be properly maintained during the approval 
period once the current application is approved by the Board.  
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6. PLANNING JUSTIFICATIONS 
 

6.1 Supports with the Development Principle for "Driving Development by Transport 
Infrastructure" and Fuels Future Growth and Development 

 

6.1.1 The Temporary Asphalt Plant has been playing an important role in the infrastructure 
projects by supplying high-quality asphalt to projects by public bodies and 
Government departments, namely TKO-LTT, HyD, CEDD, AA and MTRC such as HZMB, 
LTHYW BCP, Central – Wan Chai Bypass, Tuen Mun – Chek Lap Kok Link, Queen’s Hill 
Development and the Airport Runway Asphalt Resurfacing projects, to name but a 
few. These projects form the backbone of Hong Kong's infrastructural development, 
adding capacity for future growth and laying a solid foundation towards a competitive, 
liveable and high-density city.  

 

6.1.2 The construction industry in Hong Kong has revived in recent years, there is a series 
future contracts of Hong Kong key developments, such as the Northern Link - Kwu 
Tung Station, Hung Shui Kiu Station, Tuen Mun South Extension, a Tung Chung Line 
Extension etc.  All of these projects have been approved by the Chief Executive 
Council and would be key drivers to support Hong Kong economic development and 
materialising the strategic planning vision under Hong Kong 2030+. With the 
implementation of various infrastructure projects and new development areas, a 
continuous demand for high quality asphalt is expected. In addition, the Hong Kong 
government has been in the forefront in developing the Northern Metropolis and 
others New Development Areas. The latest release of the Hong Kong Major Transport 
Infrastructure Development Blueprint also highlights the government's commitment 
in building a liveable, competitive and sustainable Hong Kong through "driving 
development by transport infrastructure" by adopting the planning principles of 
"infrastructure-led" and "capacity-creating". The road network of Hong Kong would 
be expanded and with increased capacity, and it is foreseeable that there is a growing 
demand for high quality asphalt to materialise the vision. The Temporary Asphalt 
Plant in Sheung Shui would be playing a key role in facilitating the development of the 
Northern Metropolis. 
 

6.2 Meeting Local and Territorial Demand for Asphalt   
 

6.2.1 There is a series of ongoing infrastructural projects engaged by the Applicant and are 
unlikely to be completed within the current approval period. Should the operation 
of the Temporary Asphalt Plant be ceased due to the failure in renewing the planning 
permission, a disruption might be expected on the on-going infrastructures projects 
supported by the Applicant’s supply of asphalt. Apart from infrastructure projects, 
the Temporary Asphalt Plant is also engaging in road maintenance works and other 
road associated emergency repair and maintenance works carried out by 
Government departments by supplying asphalt as surfacing material to roads.  
 

6.2.2 Establishing of an asphalt plant will require a considerable size of flat land, with 
suitable planning circumstances such as permitted zoning, compatible surrounding 
area and sufficient infrastructural support. The development of a similar asphalt plant 
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in an alternative location is not likely to be materialized in the short term given the   
locational advantages and not unsuitable planning circumstances of the application 
site as well as the requirement for establishment of an asphalt plant.   
 

6.2.3 Considering the upcoming infrastructure projects and new development areas in 
North and Northeast New Territories, the Temporary Asphalt Plant, being the only 
asphalt plant in the North New Territories, is at a strategic location with convenient 
vehicular access to ensure reliable asphalt supply and to facilitate the implementation 
of new development areas in the New Territories.  Approval of the planning 
application will allow the continuous supply of asphalt to address local and territorial 
demand for both infrastructure projects and different kinds of road maintenance 
works.  
 

6.3 No Substantial Changes in Planning Circumstances and Full Compliance of Planning 
Approval Conditions of Previous Planning Approvals 

 
6.3.1 The nature of the current application in terms of approval period sought, the use and 

operation of the Temporary Asphalt Plant is the same as that proposed in the 
previous planning application. The site configuration in the current application is 
identical to the previously approved scheme. More importantly, there have been no 
substantial changes in the planning circumstances such as land-use zoning and the 
physical settings surrounding the application site when comparing with all the 
previously approved planning application(s). Given that the development parameters 
of the Temporary Asphalt Plan is in- principle the same as the previous application 
and site configuration remains unchanged, as such, no adverse planning implications 
by allowing the current application is likely to be anticipated. The Applicant has in 
fact complied with all planning conditions under previous approval within specified 
time limits. And the Applicant has been and will be maintaining the implemented 
facilities required by the planning conditions.  
 

6.3.2 No adverse planning implication by allowing the current application is likely to be 
anticipated. In view of the above, it is considered that the current application is in 
line with the TPB PG-No. 34D.  
 

6.4 Temporary Nature Would Not Jeopardize the Planning Intention of “OS” zone 
 

6.4.1 Notwithstanding the application site falls within an area zoned “OS” on the Current 
OZP, the temporary nature of the current application will by no means jeopardize 
the long-term planning intention of “OS”.  

 
6.4.2 Moreover, it is the mere fact that such a period of the planning approval could be 

adjusted by the Board to a period of five years or less, and that a fresh section 16 
planning application is required upon its expiry. The entire authority is always rested 
from the Board whether a new planning application for the continuation of the 
Temporary Asphalt Plant is further allowed or not. In this connection, the temporary 
nature of the Temporary Asphalt Plant would not in any sense pose any constraint to 
jeopardize nor preempt the long-term planning intention of “OS” zone or any planned 
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infrastructural development. 
 
6.5 The Temporary Asphalt Plant will not be in conflict with the Implementation 

Programme of the Relocation of CSWTWPM 
 
6.5.1 The land to the immediate south of the application site is zoned as “OU(PSC)” for the 

development of a poultry slaughtering centre to centralize the processing of poultry 
slaughtering. The proposal of developing a centralised poultry slaughtering centre 
was shelved by the Government in 2010 since the risk of avian influenza in Hong Kong 
was kept at a low level. The Food and Health Bureau (FHB) commissioned in mid-2015 
a consultancy study to advise on the way forward for the live poultry trade in Hong 
Kong. The consultancy study advised to use the concerned “OU(PSC)” site for 
relocation of the CSWTWPM. 
 

6.5.2 Given there is no detailed implementation programme for relocation of the 
CSWTWPM at the moment and considering the relocation of CSWTWPM shall be 
subject to various potential procedures, including technical assessments, public 
consultation and funding process, it is unlikely to materialise nor putting forth the 
relocation of the CSWTWPM in the coming five years.  As such, the Temporary Asphalt 
Plant of temporary nature for further five years, will not be in conflict with the 
implementation programme of the relocation of CSWTWPM. 
 

6.6 No Adverse Traffic Impact 
 

6.6.1 A TIA was conducted to examine the existing traffic condition and to assess the 
potential traffic impact arising from the Temporary Asphalt Plant.  The provision of 
internal transport facilities is considered to be sufficient as there is no substantial 
change in the planning circumstances.  The traffic generation and attraction are 
expected to remain unchanged as current recorded figures of the existing asphalt 
plant. Junction capacity analysis concluded that all the key junctions in the vicinity of 
the application site will operate with adequate capacity in the design year 2029. It is 
concluded that the Temporary Asphalt Plant will not have adverse traffic impact to 
the surrounding road network. 
 

6.7 No Adverse Environmental Impact  
 

6.7.1 An EA was conducted to review the potential environmental impacts associated with 
the Temporary Asphalt Plant, in terms of air quality, noise, water quality, waste 
management and land contamination. The Temporary Asphalt Plant has been and will 
continue to be subject to stringent environmental controls and good site practices of 
relevant statutory and non-statutory requirements. While being in line with all the 
requirements, appropriate mitigation measures would continue to be taken. No 
significant adverse impact on environment is anticipated according to the EA.  
 

6.8 No Adverse Drainage Impact 
 

6.8.1 Drainage impact assessment has been carried out in previous applications and 
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subsequent discharge of approval conditions. A Drainage Review is prepared under 
the current application to confirm there is no change in the drainage system and the 
Site is the same as that shown in the drainage proposal accepted in 2020.  
 

6.8.2 The existing drainage system is well-maintained and there have been no flooding 
reports during severe rainstorms in the previous years. 
 

6.8.3 The Applicant is well committed that the existing drainage provision implemented on 
the application site will be continued to be properly maintained during the approval 
period once the current application is approved by the Board.  

 
6.9 Continue to Support the Industry, the Community, and Hong Kong's Overall 

Development 
 

6.9.1  The Applicant has been a leader in the asphalt industry, renowned for its 
commitment to producing high-quality products. The Applicant has continuously 
invested in upgrading their production processes to deliver superior asphalt while 
prioritizing sustainability. Apart from producing high-quality asphalt, they foster 
innovation and technological advancements by supporting tertiary education and 
local university research, aiming to enhance performance and introduce sustainable 
and groundbreaking solutions within the industry. 
 

6.9.2 Beyond its industry leadership, the Applicant is deeply rooted in its community 
demonstrated by their extensive community support programs. This social 
responsibility has earned widespread appreciation. The Applicant's dedication to 
both Hong Kong's overall development and the local community is a valuable example 
in a competitive and profit-driven society and should receive recognition. The 
Temporary Asphalt Plant under the current application serves as a strategic location 
for upgrading asphalt production, providing materials for research, and facilitating 
community services and programs in the North New Territories. Approval of the 
planning application will allow the Applicant to continue its mission in supporting the 
industry and the community, benefiting Hong Kong's overall development.  
 

6.10 No Setting of Undesirable Precedent  
 

6.10.1 Since the approval of previous application, the Temporary Asphalt Plant at the 
application site has been well maintained and operated during the planning 
permission period.  
 

6.10.2 Regular self-monitoring measures have been taken by the Applicant on the 
Temporary Asphalt Plant to maintain the potential environmental impacts to the 
minimal level.  Apart from the self-monitoring measures, a renewal application for SP 
Licence has been submitted to EPD by the Applicant for the Temporary Asphalt Plant. 
Under the SP Licence, the Applicant has to comply with various requirements by the 
EPD to control and mitigate the potential impacts from the Temporary Asphalt Plant 
to an acceptable level.  
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6.10.3 Apart from complying with all the statutory requirements, the Applicant has been 
implementing various improvement measures on his operation process voluntarily 
upon the previous planning approval to further minimise the impact, including 
installing a deodorization system, using low odour bitumen and well equipping all 
asphalt trucks of the Applicant with cover.  
 

6.10.4 Given that there is no substantial change in the planning circumstances; the Applicant 
has in fact complied with all planning conditions under previous approval within 
specified time limits; and that the Applicant has made sincere efforts to minimize and 
mitigate any potential impact voluntarily and under statutory requirements of the 
Government, the approval of current application to extend the planning permission 
time limit will not set an undesirable precedent case for other similar applications in 
the area.   
 

6.10.5 Not only the approval of current application will not set an undesirable precedent 
case, but it will also set a good example and demonstrate the good practices for 
other asphalt plants in the territory. The Applicant has dedicated sincere efforts in 
implementing environmental protection and control measures, offering a safe 
occupational environment and maintaining close and responsive communication with 
local community to strike a balance between the interests of different stakeholders. 
The approval of current application will encourage the implementation of good 
practices by other asphalt plants.  
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7. CONCLUSION 
 

7.1.1 This Planning Statement is submitted to the Board in support of a planning 
application for Temporary Asphalt Plant for a Period of Five Years at Lots 20 RP (Part), 
21 and 23 RP (Part) in D.D. 88 and Adjoining Government Land, East of Man Kam To 
Road, Sheung Shui, New Territories. The current application aims to renew the 
previous planning permission under Planning Application No. A/NE-FTA/192 from the 
Board which will be expired on 12.12.2024 such that the Applicant can be given 
opportunity to continue using the application site for the Temporary Asphalt Plant.  
 

7.1.2 The application site is subject to three previous planning applications (No. A/NE-
FTA/123, A/NE-FTA/148 and A/NE-FTA/192).  The latest planning application No. 
A/NE-FTA/192 for the same use was approved with conditions by the Board on 
18.10.2019. 
 

7.1.3 The application site currently falls within an area zoned “Open Storage” (“OS”) on the 
approved Fu Tei Au and Sha Ling Outline Zoning Plan (OZP) No. S/NE-FTA/18 gazetted 
on 19.4.2024. As detailed in this Planning Statement, the Temporary Asphalt Plant is 
well justified on the grounds that:- 
 
(a) Approval of the current application enables the Applicant to continue utilizing the 

application site to support the industry and the community and benefit Hong 
Kong's long-term development; 

(b) The Temporary Asphalt Plant supports with the development principle of "driving 
development by transport infrastructure" under the Hong Kong Major Transport 
Infrastructure Development Blueprint promulgated in 2023 and fuels future 
growth and development in Hong Kong; 

(c) The Temporary Asphalt Plant is essential to address local and territorial demand 
for asphalt and support Hong Kong infrastructural developments; 

(d) There will be no substantial changes in planning circumstances by allowing the 
current application and the Applicant has demonstrated his full compliance of 
planning approval conditions of previous planning approval; 

(e) The application is of temporary nature, which will not jeopardise the long-term 
planning intention of “OS”;  

(f) The Temporary Asphalt Plant will not be in conflict with the implementation 
programme of the relocation of Cheung Sha Wan Temporary Wholesale Poultry 
Market; 

(g) No adverse environmental impact is expected as the temporary asphalt will 
continue to be in line with all the required environmental control measures and 
good site practices;  

(h) No adverse traffic impact is expected as there is no significant change in planning 
circumstances and all key junctions will operate with sufficient capacity;  

(i) No adverse drainage impact is expected as there is no change in the drainage 
system and the Applicant will continue to carry out routine maintenance; and 

(j) The approval of the current application will not set an undesirable precedent.  
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7.1.4 In view of the above and the list of detailed planning justifications in this Planning 
Statement, it is sincerely hoped that the Board will give favourable consideration to 
approve the current application for a temporary period of five years. 
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Figure 1 Location Plan 
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Approval Letter for Planning Application No. A/NE-FTA/192 
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Letter from Planning Department dated 27.8.2020 for Compliance with Approval Condition (c) 

on Submission of a Drainage Proposal 
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Letter from Planning Department dated 14.12.2020 for Compliance with Approval Condition 

(d) on Implementation of Drainage Proposal 
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Letter from Planning Department dated 27.7.2020 for Compliance with Approval Condition (e) 

on Submission of Proposal for Fire Services Installations and Water Supplies for Fire-fighting 
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A p p e n d i x  2 d  
Letter from Planning Department dated 2.11.2020 for Compliance with Approval Condition (f) 

on Implementation of the Proposal for Fire Services Installations and Water Supplies for Fire-

fighting 
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Letter from Planning Department dated 26.7.2021 for Compliance with Approval Condition 

(g) on Implementation of Noise Mitigation Measures 
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A p p e n d i x  3  
Temporary Building Permit and Temporary Occupation Permit dated 19.5.2023 and Approved 

Drawings 
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A p p e n d i x  4  
ISO Certificates 
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A p p e n d i x  5  
Store and Use Licence for Schedule 2 Dangerous Goods 
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A p p e n d i x  6  
Energy Management Award (Grand) from the CLP 
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中華電力有限公司     
CLP Power Hong Kong Limited    

 

 

 

 

 

 

26 October 2022 

 

CLP Smart Energy Award Receives 600 Entries and 

Showcases Innovative Energy and Carbon Reduction Initiatives 

 
CLP Power Hong Kong Limited (CLP Power) today (26 October) hosted a presentation 

ceremony for the 2022 Smart Energy Award programme, which attracted entries from 

around 600 corporate and Government bodies, small and medium-sized enterprises 

(SMEs), non-governmental organisations (NGOs), and educational institutions. The 

programme recognises businesses and organisations for their outstanding performance 

in applying innovative technologies and smart management to save energy and reduce 

carbon emissions. 

 

The awards were presented in four categories: Carbon Management, Innovation, Energy 

Management, and Sustainable Vision. Each category comprises one division for corporate 

and Government bodies and another for Catering and SMEs, NGOs, and educational 

institutions. Judges selected a total of 63 winners (please see appendix for full awards list). 

 

The Kowloon Motor Bus Co. (1993) Ltd. (KMB) won the Carbon Management Grand 

Award in the corporate and Government body division after successfully introducing 

innovative technologies and energy-saving initiatives to enhance its operational efficiency 

and reduce emissions. This year KMB introduced a fleet of new generation single-decker 

electric buses, and installed solar panels on the roofs of its non-electric fleet, which 

provide power for ventilation and air conditioning systems when the engines of the buses 

are turned off. The company will complete the installation of a total of 30,000 solar panels 

in depots, terminals, and bus shelters by 2023, reducing estimated carbon emissions by 

more than 4,800 tonnes a year. 

 

A restaurant under LH Group, #HAP Taiwanese Hotpot, won the Innovation Excellence 

Award for introducing an Internet of Things-based intelligent control hot pot induction 

cooker system, which controls the temperature of cookers and monitors energy 

consumption data to optimise efficiency. The system allows employees to regulate the 

temperature of cookers using an App, saving them time and effort, and is the first of its 

kind in Hong Kong. 

 



 

      2 

 

Hong Kong pledges to become carbon neutral by 2050 to counter climate change. CLP 

Power Managing Director Mr T K Chiang said, “We are committed to encouraging our 

customers to conduct their business in a greener way and participate in Hong Kong’s low-

carbon transformation. Reducing carbon emissions is a primary focus of CLP Power. We 

will continue to promote energy efficiency to our customers, applying innovative 

technologies and launching a wide range of initiatives as we work hand in hand with them 

to transform Hong Kong into a low-carbon smart city.” 

 

Chairman of the Energy Advisory Committee Mr Jimmy Kwok, who was the officiating 

guest at the ceremony, said: “More and more corporates and SMEs pay attention to the 

impact of climate change and have incorporated carbon reduction into their strategies in 

recent years. The green transformation of businesses is a win-win situation, reducing 

carbon emissions for everyone while lowering operating expenses by improving energy 

efficiency.” 

 

The CLP Smart Energy Award programme is widely recognised in the community, its 

judging panel is a broad cross-section of officials and experts, comprising members from 

Government, chambers, green groups, and professional bodies. To find out more about 

the energy-saving solutions adopted by the winners of the CLP Smart Energy Award 

programme, please visit www.clp.com.hk/SEaward. 

 

 

About CLP Power Hong Kong Limited  

CLP Power Hong Kong Limited (CLP Power) is the Hong Kong utility subsidiary wholly 

owned by CLP Holdings Limited, a company listed on the Hong Kong Stock Exchange and 

one of the largest investor-owned power businesses in Asia. CLP Power operates a 

vertically integrated electricity supply business in Hong Kong, and provides a highly 

reliable supply of electricity and excellent customer services to more than six million 

people in its supply area.  

 

  

https://www.clp.com.hk/en/business/smart-energy-award
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Appendix: Winners in the Smart Energy Award 2022 programme 
 

Award  Category  Organisation  

Carbon 

Management 

Grand Award 

Corporate/Government 

Bodies 

The Kowloon Motor Bus Company 

(1933) Limited 

Catering and SME, NGO 

and Educational Institutes 

Caritas Ma On Shan Secondary School 

Hong Kong Housing Society  

Carbon 

Management 

Excellence 

Award 

Corporate/Government 

Bodies 

Hong Kong Housing Authority 

Sino Estates Management Limited 

Television Broadcasts Limited 

Catering and SME, NGO 

and Educational Institutes 

Common Farms 

Kamakura Foods Limited 

Smart 

Technology 

Partners 

Ampd Energy Limited 

CLPe 

Energy 

Management 

Grand Award 

Corporate/Government 

Bodies 

DFI Retail Group 

Hospital Authority 

Catering and SME, NGO 

and Educational Institutes 

K. Wah Asphalt Limited 

Telford International Industries Limited 

Energy 

Management 

Excellence 

Award 

Corporate/Government 

Bodies 

Kai Shing Management Services Limited 

MTR Corporation Limited 

Catering and SME, NGO 

and Educational Institutes 

Living Corner 

Taste of Asia Group Limited 

Smart 

Technology 

Partners 

City Facilities Management (HKG) Limited 

Yat Fai Solar System Limited 

 

Innovation 

Grand Award 

Corporate/Government 

Bodies 

Nan Fung Property Management  

New World Property Management 

Company Limited 

Catering and SME, NGO 

and Educational Institutes 
Zean International Limited 

Innovation 

Excellence 

Award 

Corporate/Government 

Bodies 

Equinix Hong Kong Limited 

Maxim's Caterers Limited 

Catering and SME, NGO 

and Educational Institutes 

LH Group - #HAP Taiwanese Hotpot 

CK One Limited 

Yew Chung International School – 

Secondary 

Smart 

Technology 

Partners 

Caretech System Limited 

CLP Innovation Enterprises Limited 

EnerCool Asia Pacific Limited 

Siemens Limited 

iyuen
Rectangle
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A p p e n d i x  7  
Supporting Letters 

 



 

 

 
 

19 Aug., 2024 

A Support Letter for K. Wah Asphalt 

Dear Sir/Madam, 

I am writing this letter to testify that K. Wah Asphalt has made great contributions to our 

research and education efforts in the Department of Civil and Environmental Engineering at 

the Hong Kong Polytechnic University.  In particular, K. Wah Asphalt supplied pavement 

materials and construction plants to support our research projects that aim to build more 

durable and sustainable bituminous roads. They also provide us site trials to evaluate the 

constructability and performance of developed new bituminous materials and road structures. 

Such supports are essential for our Department to carry out relevant research, which 

eventually benefits the society. 

 

In addition, K. Wah Asphalt donated construction materials for our teaching purpose. 

Because some materials such as bitumen and aggregate are difficult to be purchased in the 

market in small amounts, the donated materials are very important for us to run laboratory 

experiments for educational purpose. 

 

Because K. Wah Asphalt is a great supporter to education, I fully support their application 

without hesitation. If you have any questions, please do not hesitate to contact me. 

 

Sincerely Yours, 

 

Yuhong Wang 

Ir. Professor 

Department of Civil and Environmental Engineering 

The Hong Kong Polytechnic University 

Contact: 852-2766-4489 

Email: ceyhwang@polyu.edu.hk  

香港  九龍  紅磡 

Hung Hom Kowloon Hong Kong 
Tel (852) 2766 6045  Fax (852) 2334 6389 

Website  www.cee.polyu.edu.hk 

 
教授 

王予红博士 

Prof. Yuhong Wang 
PhD, P.E. 

mailto:ceyhwang@polyu.edu.hk






Section 16 Planning Application for Temporary Asphalt Plant for a Period of Five Years at 
Lots 20 RP (Part), 21 and 23 RP (Part) in D.D. 88 and Adjoining Government Land,  
East of Man Kam To Road, Sheung Shui, New Territories  
(Renewal of Planning Application No. A/NE-FTA/192) 

Ref.: ADCL/PLG-10290/R001 
 

 

  

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司 

 

     

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A p p e n d i x  8  
Approved Tree Preservation and Landscape Proposals under Previous Application 
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Certificate of Fire Service Installation and Equipment of Application Site dated 10.4.2024 and 

11.4.2024 
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