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Supplementary Statement 

 

1) Background 

1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use Lots 

1161 S.B RP (Part) and 1162 (Part) in D.D. 82, Ta Kwu Ling, New Territories (the Site) for 

‘Temporary Open Storage of Construction Material and Machinery with Ancillary Facilities  

and Associated Filling of Land for a Period of 3 Years’ (the development) (Plan 1).   

 

1.2 In view of the pressing demand for outdoor storage space in New Territories in recent years, 

the applicant would like to continue to use the Site for storage of construction material (i.e. 

scaffold, bricks, tiles, column, screws etc.) and machinery (i.e. tamping rammer, generator, 

elevated platform etc.) to support the local warehousing and storage industry. 

 

2) Planning Context 

2.1 The Site currently falls within an area zoned as “Agriculture” (“AGR”) on the Approved Ping 

Che and Ta Kwu Ling Outline Zoning Plan (OZP) No.: S/NE-TKL/14 (Plan 2).  According to the 

Notes of the OZP, 'open storage’ is neither a column one nor a column two use within the “AGR” 

zone.  Thus, planning permission is required from the Board.   

 

2.2 The development with a low-rise structure is considered not incompatible with the 

surrounding areas, which are dominated by sites occupied by temporary structures for 

warehouses, open storage yards, paved vacant land, etc..  Although the Site falls within “AGR” 

zone, the Site is currently occupied with the applied use with no active agricultural activities. 

The Site also falls within Category 2 area under the Town Planning Board Guidelines No. 13G, 

which is considered suitable for open storage and port back-up uses (Plan 4).  Therefore, 

approval of the current application on a temporary basis of 3 years would better utilise precious 

land resources and would not frustrate the long-term planning intention of the “AGR” zone. 

 

2.3 Furthermore, various similar S.16 planning applications for ‘open storage’ use were also 

approved by the Board within the same “AGR” zone, which the latest application (No. A/NE-

TKL/807) was approved by the Board on a temporary basis for 3 years in 2025.  Therefore, 

approval of the current application would not set an undesirable precedent within the same 

“AGR” zone.   
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2.4 The Site is the subject of a previous S.16 planning application for the same ‘open storage’ use 

(No. A/NE-TKL/763), which is submitted by the same applicant for the same use as the current 

application.  The application was approved by the Board in 2024.  Therefore, approval of the 

current application is in line with the Board’s previous decision.  

 

2.5 Comparing with the previous application (No. A/NE-TKL/763), the Site area is reduced, while 

other development parameters, including layout, plot ratio (PR), gross floor area (GFA), site 

coverage, etc. are also revised to meet the operational need.  Details of the differences 

between the latest application (Nos. A/NE-TKL/763) and the current submission are shown at 

Appendix I. 

 

2.6 The applicant has made effort to comply with approval conditions of the previous application, 

details are shown at Table 1 below: 

 

Table 1 - Details of Compliance with Approval Condition of the Previous Application 

Approval Conditions of Application No. A/NE-TKL/763 Date of Compliance 

(a) The submission of a drainage proposal 17.03.2025 

(b) The provision of drainage facilities Not complied with 

(d) The provision of fire extinguisher(s) 30.10.2024 

(e) The submission of a fire service installations (FSIs) proposal 20.12.2024 

(f) The implementation of the FSIs proposal  Not complied with 

(g) The implementation of the traffic management measures Not complied with 

  

2.7 During the approval period of the latest application (No. A/NE-TKL/763), the applicant has 

made effort in complying with approval conditions in regard to drainage, fire safety and traffic 

aspects.  All the submission related conditions are successfully complied with. 

 

2.8 For drainage aspect, the applicant submitted a drainage proposal to comply with condition (a) 

on 04.03.2025, and the submission was considered acceptable by the Chief Engineer/Mainland 

North, Drainage Services Department (CE/MN, DSD) on 17.03.2025.  The applicant is carrying 

out works for implementation of the drainage proposal; however, the applicant expected that 

these works would not anticipate to be completed within the time limit.   
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2.9 For fire service aspect, the applicant submitted a set of Certificate of Fire Service Installations 

and Equipment (F.S. 251) of the Site to comply with condition (d) on 10.10.2024, and the 

submission was considered acceptable by Director of Fire Services (D of FS) on 30.10.2024.   

 

2.10 The applicant has also submitted a FSIs proposal to comply with condition (e) on 06.12.2024, 

and the proposal was considered acceptable by the D of FS on 20.12.2024.  Given that prior 

approval of Short Term Waiver (STW) is required for the erection of structures, within which 

the proposed FSI will be installed, the applicant has been liaising with respective land owner(s) 

to submit STW application to the District Lands Officer/North, Lands Department (DLO/N, 

LandsD).  The applicant plans to carry out construction works of the structures and install the 

required FSI within the structures upon obtaining the STW approval.   

 

2.11 For traffic aspects, the applicant submitted sets of photographic record of implemented traffic 

management measures within the Site to comply with condition (g) on 10.12.2025 and 

30.03.2026, and both the submission was considered not acceptable by Commissioner of 

Transport on 19.12.2025 and 20.04.2026 respectively.  The applicant is currently rectifying the 

construction work with one’s traffic contractor.  However, the applicant expected that one 

would not be able to make another submission to comply with condition (g) within the current 

planning approval period due to tight time limit. 

 

2.12  In support of the application, the current applicant has submitted an updated FSIs proposal 

and the previously approved drainage proposal within the Site to minimise potential impact(s) 

to the surrounding areas, as well as for the consideration of relevant government 

bureaux/departments and members of the Board (Appendices II and III).   

 

3) Development Proposal 

3.1 The Site occupies an area of 4,177 m2 (about) (Plan 1).  A 1-storey structure is proposed at 

the Site for storage of construction material and machinery, site office and washroom uses 

with total gross floor area (GFA) of 216 m2 (about) (Plan 5).  The Site is designated for open 

storage of construction material and machinery.  Ancillary facilities, including the site office 

and washroom are intended to support the daily operation of the Site.  It is estimated that 

the development would be able to accommodate 2 nos. of staff.  The operation hours of the 

Site are Mondays to Saturdays from 08:00 to 19:00.  There will be no operation on Sundays 

and public holidays.  As the Site is for ‘open storage of construction material and machinery’ 
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use with no shopfront, no visitor is anticipated at the Site.  Details of development 

parameters are shown at Table 2 below:  

 

Table 2 - Major Development Parameters 

Application Site Area 4,177 m2 (about) 

Covered Area 216 m2 (about) 

Uncovered Area 3,961 m2 (about) 

 

Plot Ratio 0.05 (about) 

Site Coverage 5 % (about) 

 

Number of Structure(s) 1 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

216 m2 (about) 

Not applicable 

216 m2 (about) 

 

Building Height 5 m (about) 

No. of Storey 1 

 

Area designated for Open Storage 2,417 m2 (about) 

Stacking Height Not more than 3 m 

  

3.2 The entire Site is has been filled with concrete of not more than 0.2 m with a proposed level 

of +11.7 mPD (Plan 6).  The filling of land is to facilitate a flat surface for parking and 

loading/unloading (L/UL) space, open storage and circulation space uses.  Such land filling is 

considered necessary and has been kept to minimal to meet the operational needs of the 

development.  No further filling of land will be carried out by the applicant during the 

planning approval period. 

 

3.3 Open storage activities would be carried out within the designated area (i.e. 2,417 m2 (about)).  

The stacking height of the open storage materials would not exceed 3 m.   

 

3.4 The Site is accessible from Ping Che Road via a local access (Plan 1).  2 parking spaces and 1 

loading/unloading (L/UL) space will be provided at the Site, details of parking and L/UL 

provision are shown at Table 3 below: 
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  Table 3 - Parking and L/UL Provision 

Type of Space No. of Space 

Private Car (PC) Parking Space  

- 2.5 m (W) x 5 m (L) 
2 

Medium Goods Vehicle (LGV) L/UL Space  

- 3.5 m (W) x 11 m (L) 
1 

 

3.5 Only PCs and MGVs are allowed to enter/exit the Site at any time during the planning approval 

period.  Other vehicles, including heavy goods vehicles, container tractors/trailers, etc., are 

not allowed to enter/exit the Site.  Staff will be deployed by the applicant to ensure no 

queuing and/or waiting for motor vehicles from the Site onto Ping Che Road via the local access; 

and no motor vehicles will be permitted to reverse into and out of the Site onto Ping Che Road 

via the local access.  Sufficient space is provided for vehicles to smoothly manoeuvre within 

the Site to ensure that no vehicle will turn back onto the local access (Plan 7).  As the traffic 

generated/attracted by the development is expected to be minimal (as shown at Table 4 

below), adverse traffic impacts arising from the development should not be anticipated. 

 

  

 

3.6 The applicant will strictly follow the ‘Code of Practice on Handling the Environmental Aspects 

of Temporary Uses and Open Storage Sites’ issued by Environmental Protection Department 

and statutory requirements under relevant pollution control ordinances to minimise adverse 

environmental impacts and nuisance to the surrounding area.  The applicant will strictly 

comply with all environmental protection / pollution control ordinances, i.e. Water Pollution 

Control Ordinance, Air Pollution Control Ordinance, Noise Control Ordinance etc. at all times 

during the planning approval period.  No storage of dangerous goods will be allowed at the 

Site at any time during the planning approval period. 

Table 4 - Estimated Trip Generation and Attraction 

Time Period 

Trip Generation and Attraction 

PC MGV 
2-Way Total 

In Out In Out 

Trips at AM peak per hour 

(08:00 - 09:00) 
2 0 1 0 3 

Trips at PM peak per hour 

(18:00 - 19:00) 
0 2 0 1 3 

Traffic trip per hour  

(average) 
0 0 1 1 2 
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4) Conclusion 

4.1 The development will not create significant nuisance to the surrounding areas.  Adequate 

mitigation measures have been provided by the applicant, i.e. submission of the previously 

approved drainage proposal and a FSIs proposal, to mitigate any adverse impacts after the 

planning application has been approved by the Board (Appendices II and III). 

 

4.2 In view of the above, the Board is hereby respectfully recommended to approve the subject 

application for ‘Temporary Open Storage of Construction Material and Machinery with 

Ancillary Facilities and Associated Filling of Land for a Period of 3 Years’. 

 

 

R-riches Planning Limited 

April 2026 
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Appendix I - Comparison of Details Between the Current and Previous Application 

 
 

Development 

Parameters 

Previous Application 

(No. A/NE-TKL/763) 

(a) 

Current Application 

(b) 

Differences 

(b) - (a)   

Site Area 4,970 m2 (about) 4,177 m2 (about) 
-793 m2, (-16.0 %) 

(about) 

Covered Area 216 m2 (about) 216 m2 (about) - 

Uncovered Area 4,754 m2 (about) 3,961 m2 (about) 
-793 m2, (-16.7 %) 

(about) 

PR 0.04 (about) 0.05 (about) 
-0.01, (-25.0 %) 

(about) 

Site Coverage 4 % (about) 5 % (about) 
-1 %, (-25.0 %) 

(about) 

GFA 216 m2 (about) 216 m2 (about) - 

Building Height 5 m (about) 5 m (about) - 

No. of Storey 1 1 - 

Parking Space for 

Private Cars 
2 2 - 

Loading/Unloading 

(L/UL) Space for 

Light Goods 

Vehicles 

1 - 
-1, (-100 %) 

(about) 

L/UL Space for 

Medium Goods 

Vehicles  

1 1 - 

Open Storage Area 2,905 m2 (about) 2,417 m2 (about) 
-488 m2, (-16.8 %) 

(about) 

Operation Hours 

Mondays to Saturdays 

08:00 - 19:00 

No operation on  

Sundays and Public 

Holidays  

Mondays to Saturdays 

08:00 - 19:00 

No operation on  

Sundays and Public 

Holidays 

- 
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FS NOTES:

1) SUFFICIENT STAND-ALONE FIRE DETECTOR SHALL
BE PROVIDED THROUGHOUT THE ENTIRE BUILDING
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S.16 Planning Application No. A/NE-TKL/763 
 
 
 
Our Ref.: DD82 Lot 1151 & VL 
Your Ref.: TPB/A/NE-TKL/763 

 
The Secretary, 
Town Planning Board, 
15/F, North Point Government Offices, 
333 Java Road, 
North Point, Hong Kong 
 
Dear Sir, 

 
Compliance with Approval Condition (a) 

 
Proposed Temporary Open Storage of Construction Materials and Machinery 

with Ancillary Facilities for a Period of 3 Years and Associated Filling of Land in “Agriculture” Zone, 
Lots 1151, 1152, 1161 S.B RP (Part) and 1162 (Part) in D.D. 82, Ta Kwu Ling, New Territories 

 
(S.16 Planning Application No. A/NE-TKL/763) 

 
We are writing to submit a response to comment table and a revised drainage proposal for 

compliance with approval condition (a) of the subject application, i.e. the submission of a drainage 
proposal (Appendices I and II). 
 

Should you require more information regarding the application, please contact our Mr. Danny 
NG at  or the undersigned at your convenience.  Thank 
you for your kind attention. 
 
Yours faithfully, 
 
For and on behalf of 
R-riches Property Consultants Limited 

 
Kevin LAM  
Planning Assistant 
 
 
 
 
 

 
cc DPO/STN, PlanD   (Attn.: Ms. Sheren LEE  email: sswlee@pland.gov.hk) 

(Attn.: Mr. Brian CHAN  email: bchchan@pland.gov.hk) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 
By Email 

 
 4 March 2025 

mailto:sswlee@pland.gov.hk
mailto:bchchan@pland.gov.hk


S.16 Planning Application No. A/NE-TKL/763 
 

 

Appendix I - Response-to-Comment 
 

Proposed Temporary Open Storage of Construction Materials and Machinery 
with Ancillary Facilities for a Period of 3 Years and Associated Filling of Land in “Agriculture” Zone, 

Lots 1151, 1152, 1161 S.B RP (Part) and 1162 (Part) in D.D. 82, Ta Kwu Ling, New Territories 
 

(S.16 Planning Application No. A/NE-TKL/763) 

 
(i) A RtoC Table: 

 
Departmental Comments Applicant’s Responses 

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

   (Contact Person: Mr. Wilson TAI; Tel: 2300 1693) 
1 The applicant should be advised that the 

limited desk-top checking by Government 
on the drainage proposal covers only the 
fundamental aspects of the drainage 
design which will by no means relieve his 
obligations to ensure that (i) the proposed 
drainage works will not cause any adverse 
drainage or environmental impacts in the 
vicinity; and (ii) the proposed drainage 
works and the downstream drainage 
systems have the adequate capacity and 
are in good conditions to accommodate all 
discharge water collected from his lot and 
all upstream catchments.  The applicant 
shall effect any subsequent upgrading of 
these proposed works and the 
downstream drainage systems whenever 
necessary; 
 

Noted. 

2 Figure 3 refers; 
(a) connection detail A is not applicable to 
the connection between UC2 (downstream 
of CP3.6) and the existing stream.  The 
applicant should review;  
(b) CP3.10 should be a catchpit instead of 
a manhole; and 
 

Noted.  Please refer to updated Figure 3. 
a) Detail B added for your review. 
b) CP3.10 is revised to catchpit for your 

review. 

3 The applicant should consider to provide u-
channel along the north-east boundary of 

Noted.  Please refer to updated Figure 3.  U 
channel is provided at north-east boundary of 



S.16 Planning Application No. A/NE-TKL/763 
 

site A. 
 

site A. 
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1. Introduction 

1.1 Background 

1.1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use Lots 

1151, 1152, 1161 S.B RP (Part) and 1162 (Part) in D.D. 82, Ta Kwu Ling, New Territories (the Site) 

for 'Proposed Temporary Open Storage of Construction Material and Machinery with Ancillary 

Facilities for a Period of 3 Years and Associated Filling of Land' 

1.1.2 This Drainage Proposal aim to support the development in drainage aspect.  

 

1.2 The Site 

1.2.1 The Sites are in vicinity of Ping Che Road. It has a total area of about 4,970m2.  The sites are 

mainly cover with vegetation and partially paved. The site location plan is shown in Figure 1. 

1.2.2 The existing site ground levels are various from +11.5 mPD to +11.7 mPD.  The site is proposed to 

all paved to +11.7 mPD.  

1.2.3 An existing steam is running from east to the west at the south of the site. Existing Drainage Plan 

are shown in Figure 2 for reference.  

1.2.4 Proposed Development Layout plan is shown in Appendix B for reference. 
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2. Development Proposal 

2.1 The Proposed Development 

2.1.1 The total site area is approximately 4,970 m2. The indicative development schedule is summarized 

in Table 1 below for technical assessment purpose. The catchment plan is shown in Figure 4. 

Proposed Development 

Total Site Area (m2) 4,970  

- Site A (m2) (about) 783 

- Site B (m2) (about) 4,187 

    Table 1 - Key Development Parameters 

    

 

 

 
  

3. Assessment Criteria 

3.1.1 The Recommended Design Return Period based on Flood Level from SDM (Table 10) is adopted 

for this DIA.  The recommendation is summarized in Table 2 below. 

Description Design Return Periods 

Intensively Used Agricultural Land 2 – 5 Years 

Village Drainage Including Internal 

Drainage System under a polder 

Scheme 

10 Years 

Main Rural Catchment Drainage 

Channels 

50 Years 

Urban Drainage Trunk System 200 Years 

Urban Drainage Branch System 50 Years 

Table 2– Design Return Periods under SDM 

3.1.2 The proposed drainage system intended to collect runoff from internal site and external catchment. 

1 in 10 years return period is adopted for the drainage design. 
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3.1.3 Stormwater drainage design will be carried out in accordance with the criteria set out in the 

Stormwater Drainage Manual published by DSD. The proposed design criteria to be adopted for 

design of this stormwater drainage system and factors which have been considered are summarised 

below. 

1. Intensity-Duration-Frequency Relationship – The Recommended Intensity-
Duration-Frequency relationship is used to estimate the intensity of rainfall. It 
can be expressed by the following algebraic equation. 

𝑖 =
𝑎

(𝑡𝑑 + 𝑏)𝑐
 

  

The site is located within the North District Zone. Therefore, for 10 years return 

period, the following values are adopted.  

 

a = 454.9 

b = 3.44 

c = 0.412 

(Corrigendum_No.1_2024) 

 

2. The peak runoff is calculated by the Rational Method 
i.e. Qp = 0.278CiA 

 

where Qp = peak runoff in m3/s 

   C = runoff coefficient (dimensionless) 

   i = rainfall intensity in mm/hr 

   A = catchment area in km2 

 

 

3. The run-off coefficient (C) of surface runoff are taken as follows: 
 

1. Paved Area:    C = 0.95 
2. Unpaved Area:   C = 0.35 
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4. Manning’s Equation is used for calculation of velocity of flow inside the channels: 
 

Manning’s Equation:    𝑣 =
𝑅

1
6

𝑛
 𝑅

1

2 𝑆𝑓

1

2 

 

Where,  

 

V = velocity of the pipe flow (m/s) 

Sf = hydraulic gradient 

n = manning’s coefficient 

R = hydraulic radius (m) 

 

5. Colebrook-White Equation is used for calculation of velocity of flow inside the pipes: 
 

Colebrook-White Equation:  𝑣 = −√32𝑔𝑅𝑆 𝑙𝑜𝑔 𝑙𝑜𝑔 ( 
𝑘𝑠

14.8𝑅
+

1.255𝑣

𝑅√32𝑔𝑅𝑆𝑓
) 

where,  

  V = velocity of the pipe flow (m/s) 

  Sf = hydraulic gradient 

  kf = roughness value (m) 

  v = kinematics viscosity of fluid 

  D = pipe diameter (m) 

  R = hydraulic radius (m) 
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4. Proposed Drainage System  

4.1. Proposed UChannel 

4.1.1 Proposed U-channels are designed for collection of runoff within and near the Development Site.  

Please refer to the Figure 4 for proposed catchment plan. The U-channels from both site A and 

site B are proposed to be connected and discharged to existing stream at the south. The design 

calculations of proposed UChannels are shown in Appendix A.  

4.1.2 The alignment, size, gradient and details of the proposed drains are shown in Figure 3. 

4.1.3 The reference standard drawings of drains are shown in Appendix C. 

 

5. Conclusion 

5.1.1 Drainage study has been conducted for the Proposed Development.  With implementation of 

proposed drainage system, no significant drainage impact is anticipated. 

 

 

- End of Text    - 
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Appendix A - Channel Design Calculation

U Channel 1 (Zone A1 + A2)

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 783 + 8081 x 0.5= 4824  (m2)

Unpaved Area 8081 x 0.5  = 4041  (m2)

Total Equivalent Area 4824 x 0.95 + 4041 x 0.35 = 5997  (m2) *

Time of Concentration 5 min

Rainfall Intensity, I * 189 mm/hr

Design Discharge Rate, Q 0.278 x 5997 x 189 / 1000000 = 0.315 m3/s

U Channel 

Channel Size 525 (mm)

Gradient 1 in 150

Area π x 0.53^2 /8  +  0.53 x 0.53/2  = 0.246  (m2)

Wetted Perimeter π x 0.53 / 2 + 0.53/2 x 2  = 1.350 (m)

R 0.246 / 1.35  = 0.104 (m)

Velocity 1.64 m/s

Capacity 0.404 m3/s

Utilization 0.315 / 0.404 = 78.01 % OK  (less than 90%, for 10% siltation allowance)

U Channel 2 (Zone B1 + B2 + B3)

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 4187 + 92 x 1 + 6856 x 0.3= 6336  (m2)

Unpaved Area 0 + 92 x 0 + 6856 x 0.7= 4799  (m2)

Total Equivalent Area 6336 x 0.95 + 4799 x 0.35 = 7699  (m2) *

Time of Concentration 5 min

Rainfall Intensity, I * 189 mm/hr

Design Discharge Rate, Q 0.278 x 4799 x 189 / 1000000 = 0.404 m3/s

U Channel

Channel Size 600 (mm)

Gradient 1 in 200

Area π x 0.6^2 /8  +  0.6 x 0.6/2  = 0.321  (m2)

Wetted Perimeter π x 0.6 / 2 + 0.6/2 x 2  = 1.542 (m)

R 0.321 / 1.542  = 0.208 (m)

Velocity 1.55 m/s

Capacity 0.499 m3/s

Utilization 0.404 / 0.499 = 81.00 % OK  (less than 90%, for 10% siltation allowance)

Checking of existing capacity against proposed flow from the Application Site (Zone [A1 + A2] + [B1 + B2 + B3])

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 4824 +6336 = 11159  (m2)

Unpaved Area 4041 +4799 = 8840  (m2)

Total Equivalent Area 11159 x 0.95 + 8840 x 0.35 = 13695  (m2) *

Time of Concentration 5 min

Rainfall Intensity, I * 189 mm/hr

Design Discharge Rate, Q 0.278 x 13695 x 189 / 1000000 = 0.719 m3/s

U Channel

Channel Size 1500 (mm)

Gradient 1 in 200

Area π x 1.5^2 /8  +  1.5 x 1.5/2  = 2.009  (m2)

Wetted Perimeter π x 1.5 / 2 + 1.5/2 x 2  = 3.856 (m)

R 2.009 / 3.856  = 0.521 (m)

Velocity 2.86 m/s

Capacity 5.747 m3/s

Utilization 0.719 / 5.747 = 12.52 % OK  (less than 90%, for 10% siltation allowance)

The utilization of existing channel is about 13% only

PipeWorks Design

Pipe 1 (Zone A1 + A2 )
Runoff Estimation
Design Return Period 1 in 10 years
Paved Area 783 + 8081 x 0.5= 4824 m2 Zone A1 + A2
Unpaved Area 8081 x 0.5  = 4041 m2
Total Equivalent Area 6336 x 0.95 + 4799 x 0.35 = 5997 m2
Time of Concentration 5 min
Rainfall Intensity 189 mm/hr
Design Discharge  Rate 0.315 m3/s

Pipe Design (Concrete Pipe)
Pipe Size 525 mm
Gradient 1 in 200
Velocity 1.82 m/s Colebrook-White Equation ks= 0.15

Capacity 0.394 m3/s

Utilization = 79.93 % <90%
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