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Proposed Temporary Shop and Services & Associated Excavation of 

Land for a Period of 3 Years  

at  

Lots 1831 (Part) & 1833 (Part) in D.D. 104, Ngau Tam Mei, Yuen Long, 

N.T. 
 

Annex 1 Estimated Traffic Generation 

 
1.1 The application site is served by a vehicular track leading from Wang Ping Shan 

South Road. 

 

1.2 The estimated average traffic generation and traffic generation rate at peak hours 

are as follow: 

 

Type of 

Vehicle 

Average Traffic 

Generation Rate  

(pcu/hr) 

Average Traffic 

Attraction Rate  

(pcu/hr) 

Traffic 

Generation Rate 

at Peak Hours 

(pcu/hr) 

Traffic 

Attraction Rate  

at Peak Hours 

(pcu/hr) 

 

Private car  

 

0.2 0.2 1 1 

Light Goods 

Vehicle 
0.15 0.15 1.5 0 

Total  0.35 0.35 2.5 1 

Note 1: The opening hour of the proposed development is restricted to 9:00 a.m. to 

7:00 p.m. from Mondays to Sundays including public holidays; 

 

Note 2: The pcu of private car and light goods vehicle is taken as 1 and 1.5 

respetively; & 

 

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

defined as 5:00p.m. to 7:00p.m. 

 

1.3 As shown in the above estimation, it is estimated that the proposed development 

would not generate significant amount of traffic.  It would not affect the traffic 

condition of Wang Ping Shan South Road especially that the application site is 

actually limited in size (i.e. about 880m2).  The negligible increase in traffic 

would not aggravate the traffic condition of Wang Ping Shan South Road and 

nearby road networks. 
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Annex 2  Drainage Assessment 

 

2. Existing Situation 
 

A. Site particulars 
 

2.1.1 The subject site possesses an area of about 880m2. 

 

2.1.2 Some village houses were found to the north and east of the site.  Vacant land and 

ponds were found to the west and south of the site.  A river is found to the 

southwest of the application site.  

 

2.1.3 The application site has been hard paved with sand and gravel and no land filling is 

proposed.  

 

B. Level and gradient of the subject site & proposed surface channel 

 

2.1.4 The application site is lowest at the southeastern part of the site whereas the 

highest part of the site is situated at the northwestern part of the application site.   

 

2.1.5 In order to follow the topography of the subject site, the proposed surface 

U-channel will be constructed following the gradient of the site.  As demonstrated 

in the calculation in succeeding paragraphs, 525mm surface U-channel will be 

capable to drain surface runoff accrued at the subject site and the said passing 

through the site from adjacent area. 

 

C.  Catchment area of the proposed drainage provision at the subject site 

 

2.1.6 A knoll was found to the northeast of the application site.  As such, an external 

catchment has been identified in Figure 5.    

 

D.  Particulars of the existing drainage facilities to accept the surface runoff collected 

at the application site 

 

2.1.7 According to recent site inspection, there is a river to the southwest of the 

application site (Figure 4).  Due to the topography of the site and surrounding 

land, this river receives the stormwater flowing from the application site and the 

higher land to the northeast (i.e. knoll).  

 



Proposed Shop and Services in D.D. 104, Ngau Tam Mi, Yuen Long, N.T. 

December 2025 

3 

2.2  Runoff Estimation for the Proposed 375mm Surface Channel 
Catchment  

 

2.2.1 Rational method is adopted for estimating the designed run-off 

 

                       Q = k ×i ×A/3,600 

 

Assuming that: 

i. The area of the entire catchment including the external catchment is 

approximately 5,680m2; (Figure 5) 

ii. The catchment is hard paved, it is assumed that the value of run-off co-efficient 

(k) is taken as 1.  

 

Difference in Land Datum =  47.7m – 12.6m  = 35.1m 

       

            L        =  280m 

 

       ∴  Average fall =  35.1m in 280m  or  1m in 7.98m 

 

According to the Brandsby-Williams Equation adopted from the “Stormwater 

Drainage Manual – Planning, Design and Management” published by the Drainage 

Services Department (DSD), 

 

        Time of Concentration (tc) = 0.14465 [ L/(H0.2 ×A0.1) ] 

 

                           tc   = 0.14465 [280/ (12.540.2 × 5,6800.1) ]  

             

                           tc  = 10.28 minutes 

 

With reference to the Intensity-Duration-Frequency Curves provided in the 

abovementioned manual, the mean rainfall intensity (i) for 1 in 50 recurrent 

flooding period is found to be 225 mm/hr 

 

By Rational Method, Q1  = 1 × 225 × 5,680 / 3,600 

 

                        ∴Q1 = 355 l/s = 21,300 l/min  

 

2.2.2 In accordance with the Chart or the Rapid Design of Channels in “Geotechnical 

Manual for Slopes”, for an approximate gradient of 1:80 and 1:90, the proposed 

525mm surface channel is considered adequate to dissipate all the stormwater 

accrued by the application site. 



Proposed Shop and Services in D.D. 104, Ngau Tam Mi, Yuen Long, N.T. 

December 2025 

4 

2.3 Proposed Drainage Facilities 
  

2.3.1 Subject to the above calculations, it is determined that 525mm surface U-channel 

along the inner site periphery is adequate to intercept stormwater passing through 

and generate at the subject site (Figure 4). 

 

2.3.2 The intercepted stormwater will be discharged to the existing river to the southwest 

of the subject site. (Figure 4) 

 

2.3.3 All the proposed drainage facilities will be provided and maintained at the 

applicant’s own expense.   

 

2.3.4 The provision of the proposed surface channel will follow the gradient of the 

application site.  All the proposed drainage facilities will be constructed and 

maintained at the expense of the applicant. 

 

2.3.5 All proposed works at the site periphery would not obstruct the flow of surface 

runoff from the adjacent areas, the provision of surface channel at site boundary is 

detailed hereunder: 

 

(a)  Soil excavation at site periphery, although at minimal scale, is inevitably for the 

provision of surface channel.  In the reason that the accumulation of excavated soil 

at the site periphery would obstruct the free flow of the surface runoff from the 

surroundings, the soil will be cleared at the soonest possible after the completion of 

the excavation process. 

 

(b)  In view of that soil excavation may be continued for several working days, surface 

channel will be dug in short sections and all soil excavated will be cleared before the 

excavation of another short section. 

 

(c)  Neither leveling work nor site formation works will be carried at the subject site.  As 

such, the proposed development would neither alter nor obstruct the flow of surface 

runoff from adjacent areas. 

 

(d)  100mm gap will be provided at the toe of the site hoarding to be provided at the 

application site.  
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 寄件者: king king < >
寄件日期: 2026年01月14日星期三 20:44
收件者: tpbpd/PLAND
副本: Athena Pui Yin LAI/PLAND
主旨: A/YL-KTN/1204
附件: KTN1204-ltr-01.pdf

類別: Internet Email

Dear Sir, 
 
Please see attached letter.   Thank you.  
 
Best Regards,  
 
Patrick Tsui  
 
Mobile: 
 



Total: 1 page 

 

Date: 14 January 2026 

 

TPB Ref.: A/YL-KTN/1204 

                                            By Email 

Town Planning Board 

15/F, North Point Government Offices 

333, Java Road 

North Point 

Hong Kong 

(Attn: The Secretary) 

 

Dear Sir, 

 

Proposed Temporary Shop and Services & Associated Excavation of 

Land for a Period of 3 Years at Lots 1831 (Part) & 1833 (Part) in D.D. 

104, Ngau Tam Mei, Yuen Long, N.T. 

 
We write to confirm that no warehouse or open storage use would be carried out at the 

application site.  

 

Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 

 at your convenience. 

 

Yours faithfully, 

 

 

 

 

 

                                                     Patrick Tsui 

 

c.c. Fanling, Sheung Shui & Yuen Long East District Planning Office (Attn: Ms. 

Athena LAI) – By Email 
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 寄件者: king king < >
寄件日期: 2026年01月22日星期四 13:03
收件者: tpbpd/PLAND
副本: Andrea Wing Yin YAN/PLAND; David Chi Chiu CHENG/PLAND; Ivan Sze Yuet

FUNG/PLAND; Athena Pui Yin LAI/PLAND
主旨: A/YL-KTN/1204
附件: KTN1204-ltr-02.pdf

類別: Internet Email

Dear Sir, 
 
Please see attached response to the comments of the DEP.  Thank you.  
 
Best Regards,  
 
Patrick Tsui  
 
Mobile:  
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Date: 22 January 2026 

TPB Ref.: A/YL-KTN/1204 

                                           By Email 

Town Planning Board 

15/F, North Point Government Offices 

333 Java Road 

North Point 

Hong Kong 

(Attn: The Secretary) 

 

Dear Sir, 

 

Proposed Temporary Shop and Services & Associated Excavation of 

Land for a Period of 3 Years at Lots 1831 (Part) & 1833 (Part) in D.D. 

104, Ngau Tam Mei, Yuen Long, N.T. 

 

Our response to the comments of the DEP is as follows: 

 

DEP’s comments Applicant’s response 

It is noted that the proposed use would 

involve sale of building materials. In this 

regard, the applicant should advise: 

i. what types of building materials would 

be sold at the site; and 

 

ii. whether materials of dusty nature 

(e.g., cement, earth, pulverized fuel ash, 

aggregates, silt, stonefines, sand, debris, 

sawdust and wooden chips) would be 

involved under the proposed use. If 

affirmative, whether those materials are 

packaged. Thanks. 

 

Building materials such as sanitary ware, 

pvc pipe, corrugated metal sheets, 

screws and hand held tools and alike will 

be available for sale at the application 

site.  

 

No dusty nature (e.g., cement, earth, 

pulverized fuel ash, aggregates, silt, 

stonefines, sand, debris, sawdust and 

wooden chips) would be involved under 

the proposed use. 

 

Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 

 at your convenience. 

Yours faithfully, 

 

 

 

 

 

Patrick Tsui 

 

c.c. Fanling, Sheung Shui & Yuen Long East District Planning Office (Attn: Ms. 

Athena LAI) – By Email 
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 寄件者: king king < >
寄件日期: 2026年02月11日星期三 21:35
收件者: tpbpd/PLAND
副本: David Chi Chiu CHENG/PLAND; Andrea Wing Yin YAN/PLAND; Ivan Sze Yuet

FUNG/PLAND; Athena Pui Yin LAI/PLAND; Yen PY LEUNG/PLAND
主旨: A/YL-KTN/1204
附件: KTN1204-ltr-04.pdf

類別: Internet Email

Dear Sir, 
 
Please see attached letter to replace our letter dated 10.2.2026 at 08:02 pm.  Thank you.  
 
Best Regards,  
 
Patrick Tsui  
 
Mobile:  
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Date: 11 February 2026 

TPB Ref.: A/YL-KTN/1204 

                                           By Email 

Town Planning Board 

15/F, North Point Government Offices 

333 Java Road 

North Point 

Hong Kong 

(Attn: The Secretary) 

 

Dear Sir, 

Proposed Temporary Shop and Services & Associated Excavation of 

Land for a Period of 3 Years at Lots 1831 (Part) & 1833 (Part) in D.D. 

104, Ngau Tam Mei, Yuen Long, N.T. 

 

This letter intends to supersede our letter dated 10.2.2026 at 08:02 p.m.  Our 

response to the comments of the Planning Department is as follows: 

 

Planning Department’s comments Applicant’s response 

 it is noted a structure of not 

exceeding 230m2 is proposed for 

shop and services use.  The 

applicant shall provide a detailed 

internal layout plan for the said 

structure. 

 the applicant shall advise on the 

details of the metal ware and hand 

tools (e.g. quantity and type)and 

provide relevant photos for 

reference. 
 

The internal layout plan is shown in the 

attachment.  The photo of the rack is 

attached below. 

 

 

 

Part of the metal ware and hand tools 

including PPE (Personal Protective 

Equipment) to be available on the site is 

shown in the attached photos.  The 

quantity is unknown at the moment but 

they would be sold within the proposed 

temporary structure and no open storage 

would be allowed.  

 

Our response to the comments of the Highways Department is shown below: 

 

Highways Department’s comments Applicant’s response 

As indicated in Figure 2 of the 

application submission, the proposed 

vehicular access leads from Wang Ping 

Shan South Road, instead of Ngau Tam 

Mei Road.  Please clarify if otherwise.  

The proposed vehicular access leading to 

the site should be Wang Ping Shan South 

Road.  

 

 

 

 



Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 

 at your convenience. 

Yours faithfully, 

 

 

 

 

 

Patrick Tsui 

 

c.c. Fanling, Sheung Shui & Yuen Long East District Planning Office (Attn: Mr. 

David CHENG) – By Email 



Photo 1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 2 

 



Photo 3 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 4 

 



Photo 5 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo 6 (Photo of the rack to be installed within the shop) 
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Similar s.16 Applications within the same “CDA” Zone on the Kam Tin North OZP in the 

Vicinity of the Application Site in the Past Five Years 

Approved Applications 

 Application No. Use/Development Date of Consideration 

1.  A/YL-KTN/788 Proposed Temporary Retail Shop, 

Wholesale Trade and Ancillary Storage 

of Dried Food Products for a Period of 

Three Years 

6.5.2022 

[revoked on 6.8.2023] 

2.  A/YL-KTN/832 Proposed Temporary Shop and 

Services (Landscaping and Gardening 

Shop and Services) with Ancillary 

Storage of Machinery and Materials for 

a Period of Three Years 

23.9.2022 

[revoked on 23.3.2024] 

3.  A/YL-KTN/874 Proposed Temporary Shop and 

Services, Wholesale Trade of Food 

Products and Ancillary Storage 

Facilities for a Period of Three Years 

31.3.2023 

[revoked on 31.3.2024] 

4.  A/YL-KTN/1009 Proposed Temporary Shop and 

Services (Vehicle Showroom) with 

Ancillary Facilities for a Period of Five 

Years 

24.5.2024 

5.  A/YL-KTN/1102 Proposed Temporary Shop and 

Services (Vehicle Showroom and Sales 

of Second-hand Private Cars, Vehicle 

Parts and Accessories) with Ancillary 

Facilities for a Period of Three Years 

18.7.2025 

6.  A/YL-KTN/1133 Proposed Temporary Shop and 

Services (Vehicle Showrooms, Sales of 

Second-hand Private Cars, Vehicle 

Parts and Accessories) with Ancillary 

Facilities for a Period of Three Years 

15.8.2025 
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Government Departments’ General Comments  

1. Land Administration 

Comments of the District Lands Officer/Yuen Long, Lands Department: 

 no adverse comment on the application;  

 the application site (the Site) comprises Old Schedule Agricultural Lots No. 1831 

and 1833 in D.D. 104 held under the Block Government Lease which contains the 

restriction that no structures are allowed to be erected without the prior approval of 

the Government;  

 there is no approved or on-going Small House application within the Site; and 

 advisory comments are at Appendix IV. 

2. Traffic 

Comments of the Commissioner for Transport: 

 no adverse comment on the application from traffic engineering perspective; and 

 advisory comments are at Appendix IV.  

Comments of the Chief Highway Engineer/New Territories West, Highways Department:  

 no in-principle objection to the application from highways maintenance point of 

view; and 

 advisory comments are at Appendix IV.  

3. Drainage 

Comments of the Chief Engineer/Mainland North, Drainage Services Department:  

 no in-principle objection to the application from drainage point of view; 

 should the application be approved, approval conditions should be stipulated 

requiring the submission of a revised drainage proposal and the implementation and 

maintenance of the proposed drainage facilities to his satisfaction or of Town 

Planning Board; and 

 advisory comments are at Appendix IV. 

4. Environment  

Comments of the Director of Environmental Protection: 

 no objection to the application from environmental planning perspective; 
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 based on the applicant’s submission, the proposed use would not cause traffic of 

heavy vehicle and dusty operation.  According to his review, there are residential 

structures within 100m from the boundary of the Site; 

 there was no environmental complaint received against the Site in the past three 

years; and  

 advisory comments are at Appendix IV. 

5. Fire Safety 

Comments of the Director of Fire Services: 

 no in-principle objection to the application subject to fire service installations being 

provided to his satisfaction; and 

 advisory comments are at Appendix IV.  

6. Landscape Aspect  

Comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department: 

 no adverse comment on the application from landscape planning perspective; 

 based on the aerial photo, the Site is located in an area of settled valley landscape 

character comprising farmland, vacant land, temporary structures and scattered tree 

groups.  The proposed use is not incompatible with the landscape setting in the 

proximity; and 

 according to the site photos, the Site is largely formed and some structures are found.  

No distinctive landscape resources are observed.  Significant adverse landscape 

impact arising from the proposed use is not anticipated. 

7. Building Matters 

Comments of the Chief Building Surveyor/New Territories West, Buildings Department:  

 no objection to the application;  

 there is no record of approval granted by the Building Authority for the existing 

structures at the Site; and 

 advisory comments are at Appendix IV. 

8. District Officer’s Comments 

Comments of the District Officer (Yuen Long), Home Affairs Department: 

 his office has not received any local comment on the application and he has no 

comment on the application. 
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9. Other Departments 

The following government departments have no objection to/no comment on the 

application and their advisory comments, if any, are at Appendix IV: 

 Project Manager (West), Civil Engineering and Development Department;  

 Chief Engineer/Construction, Water Supplies Department; 

 Director of Electrical and Mechanical Services; and 

 Director of Agriculture, Fisheries and Conservation. 
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Recommended Advisory Clauses 

 

(a) the permission is given to the use and/or structures under application.  It does not 

condone any other use(s) and/or structure(s) which currently occur on the application site 

(the Site) but not covered by the application.  Immediate action should be taken to 

discontinue such use(s) and/or remove such structure(s) not covered by the permission; 

(b) to resolve any land issues relating to the proposed use with the concerned owner(s) and/or 

occupant(s); 

(c) to note the comments of the District Lands Officer/Yuen Long, Lands Department 

(LandsD) that the lot owner(s) shall apply to his office for a Short Term Waiver (STW) 

to permit the structure(s) erected within the private lots covered by the application.  The 

application(s) for STW will be considered by the Government in its capacity as a landlord 

and there is no guarantee that they will be approved.  The application, if approved, will 

be subject to such terms and conditions including the payment of waiver fee and 

administrative fee as considered appropriate by LandsD.  Besides, given the proposed 

use is temporary in nature, only erection of temporary structure(s) will be considered; 

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

(i) the Site is connected to the public road network via a section of a local access road 

which is not managed by the Transport Department.  The land status of the local 

access road should be checked with LandsD.  Moreover, the management and 

maintenance responsibilities of the local access road should be clarified with the 

relevant lands and maintenance authorities accordingly;  

(ii) sufficient manoeuvring space shall be provided within the Site; and 

(iii) no vehicle is allowed to queue back to or reverse onto/from public road at any time 

during the planning approval period; 

(e) to note the comments of the Chief Highway Engineer/New Territories West, Highways 

Department (HyD) that: 

(i) Wang Ping Shan South Road is not maintained by HyD.  HyD shall not be 

responsible for the maintenance of the proposed access connecting the Site, i.e. 

Wang Ping Shan South Road and the local access road if any; and 

(ii) adequate drainage measures shall be provided to prevent surface water running 

from the Site to the nearby public roads and drains;  

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

(i) the applicant shall follow the revised ‘Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites’; 

(ii) the applicant shall follow the relevant guidelines and requirements in relevant 

Professional Persons Environmental Consultative Committee Practice Notes 

(ProPECCPNs), in particular the ProPECCPN 1/23 ‘Drainage Plans subject to 

Comment by the Environmental Protection Department’; 
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(iii) the applicant shall provide adequate supporting infrastructure/facilities for proper 

collection, treatment and disposal of waste/wastewater generated from the proposed 

use; and 

(iv) the applicant shall meet the statutory requirements under relevant environmental 

legislation; 

(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services 

Department that: 

(i) the applicant shall be liable for any adverse drainage impact due to the proposed 

use; 

(ii) the current drainage proposal still requires refinement to meet the necessary 

requirements; and 

(iii) to encourage a higher quality submission and avoid rounds of comments, thereby 

shortening the processing time, the applicant shall complete the checklist previously 

provided as part of preparing the revised drainage proposal and include it in the 

submission.  Otherwise, a longer processing time may be required; 

(h) to note the comments of the Director of Fire Services that: 

(i) the applicant shall submit relevant layout plans incorporated with the proposed fire 

service installations (FSIs) to his department for approval.  The layout plans 

should be drawn to scale and depicted with dimensions and nature of occupancy.  

The location of proposed FSIs to be installed should be clearly marked on the layout 

plans; and  

(ii) if the proposed structures are required to comply with the Buildings Ordinance (BO) 

(Cap. 123), detailed fire services requirements will be formulated upon receipt of 

formal submission of general building plans;  

(i) to note the comments of the Chief Building Surveyor/New Territories West, Buildings 

Department (BD) that: 

(i) it is noted that two structures and associated excavation of land are proposed in the 

application.  Before any new building works (including containers/open sheds as 

temporary buildings, demolition and land filling, etc.) are to be carried out on the 

Site, prior approval and consent of the Building Authority (BA) should be obtained, 

otherwise they are unauthorized building works (UBW) under BO.  An 

Authorized Person should be appointed as the co-ordinator for the proposed 

building works in accordance with BO; 

(ii) the Site shall be provided with means of obtaining access thereto from a street and 

emergency vehicular access in accordance with Regulations 5 and 41D of the 

Building (Planning) Regulations (B(P)R) respectively; 

(iii) the Site does not abut on a specified street of not less than 4.5m wide and its 

permitted development intensity shall be determined under Regulation 19(3) of 

B(P)R at building plan submission stage; 

(iv) if the existing structures are erected on leased land without the approval of BA, they 
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are UBW under BO and should not be designated for any proposed use under the 

captioned application; 

(v) for UBW erected on leased land, enforcement action may be taken by BD to effect 

their removal in accordance with the prevailing enforcement policy against UBW 

as and when necessary.  The granting of any planning approval should not be 

construed as an acceptance of any existing building works or UBW on the Site 

under BO; 

(vi) any temporary shelters or converted containers for office, storage, washroom or 

other uses are considered as temporary buildings are subject to the control of Part 

VII of B(P)R; and 

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