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Proposed Temporary Shop and Services (Real Estate Agency) for a 
Period of 3 Years 
at 
Lot 1600 RP in D.D. 119, Yuen Long, N.T. 

 
Annex 1  Drainage Assessment 
 

A. Site particulars 
 

1.1.1 The application site is abutting Kiu Hing Road. (Figure 1)  It possesses an area of 
approximately 90m2. 

 
1.1.2 The application site had been hard paved.   

 
1.1.3 The application site is surrounded by a good number of village houses to the east.  A 

shop and service is found to the south of the application site selling construction 
materials.  

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

1.1.4 The subject site has been hard paved and occupied an area of approximately 90m2.  It 
has a very gentle gradient sloping from northeast to southwest from about +10.4mPD 
to +10.2mPD. 

 
1.1.5 In order to follow the topography of the application site, the proposed surface channel 

will be constructed following the gradient of the site.  As demonstrated in the 
calculation in Annex 1.3 hereunder, 225mm surface U-channel will be capable to drain 
the surface runoff accrued at the subject site. 
 
C.  Catchment area of the proposed drainage provision at the subject site 
 

1.1.6 It is noted that the level to the north, south and east of the site is slightly lower than the 
application site.  The land to the west of the application site is about the same level as 
the application site.  

 
1.1.7 As such, no external catchment has been identified.   

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

collected at the application site 
 

1.1.8 According to recent site inspection, a public drain is found to the west of the 
application site. (Figure 3) 
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1.2 Runoff Estimation & Proposed Drainage Facilities
 
A. Proposed drainage facilities 
 

1.2.1 Subject to the above calculations, it is determined that 225mm surface U-channel 
which is made of concrete along the site periphery is adequate to intercept storm water 
passing through and generated at the application site (Figure 3). 

 
1.2.2 The intercepted stormwater will then be discharged to the existing public drain to the 

west of the application site. (Figure 3) 
 

1.2.3 The calculations in Annex 1.3 shows that the proposed 225mm surface channel has 
adequate capacity to cater for the surface runoff generated at the subject site and the 
external catchment.  A sand trap is proposed at the terminal catchpit.  

 
1.2.4 All the proposed drainage facilities, including the section of surface channel proposed 

in between of the subject site to the open drain, will be provided and maintained at the 
urface U-channel will be cleaned at regular interval 

to avoid the accumulation of rubbish/debris which would affect the dissipation of 
storm water. 

 
1.2.5 Prior to the commencement of drainage works, the applicant will seek the consent of 

the District Lands Office/Yuen Long and the registered land owner for any drainage 
works outside the application site or outside the jurisdiction of the applicant.  

 
1.2.6 The provision of the proposed surface U-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. 

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

from the adjacent areas, the provision of trees and surface U-channel at site boundary 
is detailed hereunder: 

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

provision of surface U-channel and landscaping.  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) No leveling work will be carried at the site periphery.  The level of the site periphery 

will be maintained during and after the works.  As such, the works at the site 
periphery would not either alter or obstructed the flow of surface runoff from adjacent 
areas. 

 
(c) No site hoarding will be provided at the application site.  
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Annex 1.3 Drainage Calculation for the Proposed Provision of 
Drainage Facilities at Subject Site 

 
1.  Runoff Estimation  
 
1.1 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 is approximately 90m2; & (Figure 3) 
ii. The application site is totally hard paved and therefore the value of run-off 

co-efficient (k) is taken as 1.  
 

Difference in Land Datum =  10.4m  10.2m  = 0.2m 
       

            L        =  14m 
 

         Average fall =  0.2m in 14m or 1m in 70 
 
According to the Brandsby-Williams Equation adopted from Stormwater 
Drainage Manual  Planning, Design and Management
Services Department (DSD), 
 
        Time of Concentration (tc) = 0.14465 [ L/(H0.2 ×A0.1) ] 
 
                           tc   = 0.14465 [ 14/ (0.860.2 × 900.1) ]  

             
                           tc  = 1.2 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 345mm/hr 
 

By Rational Method, Q  = 1  345  90 / 3,600 
 
                         Q = 8.625 l/s = 517.5 l/min 
 

 225mm surface U-channel in 1:90 and 1:100 gradient is 
considered adequate to dissipate all the stormwater accrued by the application site.  
The intercepted stormwater will then be discharged to the existing public drain via 
the proposed 225mm surface U-channel outside the application site connecting to 
the existing manhole to the south of the application site. 
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Annex 2 Estimated Traffic Generation
 
2.1 The application site is abutting Kiu Hing Road.  Having mentioned that the site is 

intended for shop and services, traffic generated by the proposed development is 
extremely insignificant especially that the proposed development is intended to 
serve the village type development zone where the site falls within.  It is expected 
that almost all of the customers will arrive the site on foot.  
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Date: 7 January 2026 

 

TPB Ref.: A/YL-TT/760 

                                                     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 (Real Estate Agency) for a 

Period of 3 Years at Lot 1600 RP in D.D. 119, Yuen Long, N.T. 
 

We are glad to submit the FSI proposal in Figure 4 for your further processing of the 

captioned application.   

 

Building materials such as tiles and sanitary ware will be available at the shop at the 

application site.   

 

 

Yours faithfully, 

 

 

 

 

 

                                                     Patrick Tsui 

 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Mr. Kevin 

LAM) – By Email 
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From: tpbpd/PLAND <tpbpd@pland.gov.hk>
Sent: Friday, February 6, 2026 10:11 AM
To: tmylwdpo_pd/PLAND <tmylwdpo@pland.gov.hk>
Cc: Kiff Kit Fu YIU/PLAND <kkfyiu@pland.gov.hk>
Subject: Fw: A/YL-TT/760

From: 
Sent: Friday, February 6, 2026 10:08 AM
To: tpbpd/PLAND <tpbpd@pland.gov.hk>
Cc: Kevin Ting Hong LAM/PLAND <kthlam@pland.gov.hk>
Subject: A/YL-TT/760

Dear Sir,

Please see attached letter.  Thank you.

Best Regards,

Patrick Tsui

Appendix Ib of RNTPC
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Date: 6 February 2026 

 

TPB Ref.: A/YL-TT/760 

                                                     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 (Real Estate Agency) for a 

Period of 3 Years at Lot 1600 RP in D.D. 119, Yuen Long, N.T. 
 

This letter intends to supersede our letter dated 5.2.2026.  

 

The applicant failed to implement the FSI proposal for the last planning permission 

No. A/YL-TT/554 because the approved layout of the temporary structure is different 

from the existing temporary structure at the application site.  In view of that the 

applicant didn’t rectify the existing temporary structure at the application to the 

approved layout of A/YL-TT/554, he cannot implement the accepted FSI proposal.  

 

Our response to the comments of DEP is as follows: 

 

DEP’s comments Applicant’s response 

Please confirm whether the proposed 

toilets are portable toilets, if affirmative, 

whether licensed collectors will be 

arranged to collect and dispose the 

sewage and waste from the proposed 

use.  If not, please advise whether septic 

tank and soakaway system will be 

provided.  If affirmative, whether the 

septic tank and soakaway system will be 

designed and constructed according to 

the requirements of EPD's ProPECC PN 

1/23, including requirements for 

minimum clearance distance, percolation 

test and certification by Authorized 

Person. 

Septic tank and soakaway system will be 

provided at the application site.  The 

septic tank and soakaway system will be 

designed and constructed according to 

the requirements of EPD's ProPECC PN 

1/23, including requirements for 

minimum clearance distance, percolation 

test and certification by Authorized 

Person. 

 

 

 

 

 

 

 

 



Should you have any questions please feel free to contact the undersigned at 

 

 

Yours faithfully, 

 

 

 

 

 

                                                     Patrick Tsui 

 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Mr. Kevin 

LAM) – By Email 
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Previous Application covering the Application Site

Approved Application

Application
No.

Proposed Use(s) Date of Consideration
(RNTPC)

1 A/YL-TT/554 Temporary Shop and Services for a
Period of 3 Years

15.7.2022
[revoked on 15.1.2024]
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Similar Applications within/straddling the Same “V” Zone
on the Tai Tong Outline Zoning Plan in Past Five Years

Approved Applications

Application
No.

Proposed Use(s) Date of Consideration
(RNTPC)

1 A/YL-TT/516 Temporary Shop and Services for a Period
of 3 Years

26.3.2021
[lapsed on 26.3.2024]

2 A/YL-TT/522 Temporary Shop and Services with Plant
Nursery for a Period of 3 Years

13.8.2021

3 A/YL-TT/592 Temporary Shop and Services for a Period
of 3 Years

19.5.2023

4 A/YL-TT/632 Renewal of Planning Approval for
Temporary Shop and Services for a Period

of 3 Years

1.3.2024
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Government Departments’ General Comments

1. Traffic

(a) Comment of the Commissioner for Transport:

� No adverse comment on the application.

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

� No adverse comment on the application.

� Advisory comments as detailed in Appendix IV.

2. Environment

Comments of the Director of Environmental Protection:

� No objection to the application.

� No environmental complaint concerning the application site (the Site) has been received
in the past three years.

� Advisory comments as detailed in Appendix IV.

3. Drainage

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

� No in-principle objection to the application from the public drainage point of view
provided that that all existing drains/watercourse should be maintained and the overland
flow from adjacent lands should not be affected.

� Should the application be approved, conditions should be included to request the
applicant to submit a revised drainage proposal and to implement and maintain the
drainage facilities for the proposed use to the satisfaction of the Director of Drainage
Services or of the Town Planning Board.

� Advisory comments as detailed in Appendix IV.

4. Fire Safety

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

� No in-principle objection to the proposal subject to the fire service installations and
water supplies for firefighting being provided at the Site to the satisfaction of the D of
FS.

� Advisory comments as detailed in Appendix IV.
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5. Building Matters

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

� No objection to the application.

� As there is no record of approval granted by the Building Authority for the existing
structure at the Site, BD is not in a position to offer comments on their suitability for
the use proposed in the application.

� Advisory comments as detailed in Appendix IV.

6. District Officer’s Comments

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

His office has not received any comments on the application from the village
representatives in the vicinity of the Site.

7. Other Departments

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

� Chief Engineer/Construction, Water Supplies Department;

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

� Director of Electrical and Mechanical Services;

� Director of Agriculture, Fisheries and Conservation; and

� Commissioner of Police.
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Recommended Advisory Clauses

(a) should the applicant fail to comply with any of the approval conditions again resulting
in the revocation of planning permission, sympathetic consideration may not be given
to any further applications;

(b) the planning permission is given to the development/use under application. It does not
condone any other development/use (i.e. storage use) which currently exists on the
application site (the Site) but not covered by the application. Immediate action should
be taken to discontinue such development/use not covered by the permission;

(c) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that:

(i) the Site comprises Old Schedule Agricultural Lot 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;

(ii) there is/are unauthorized structure(s) and/or uses on the private lot(s) which
is/are already subject to lease enforcement actions according to case priority.
The lot owner(s) should rectify/apply for regularisation on the lease breaches as
demanded by LandsD; and

(iii) if the planning application is approved, the lot owner(s) shall apply to LandsD
for a Short Term Waiver (STW) to permit the structure(s) erected with the said
private lot.  The application for STW will be considered by LandsD in its
capacity as a landlord and there is no guarantee that such application will be
approved.  The STW, 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 Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that:

(i) HyD should not be responsible for maintaining any access connecting the Site
and Kiu Hing Road;

(ii) the applicant should ensure a run-in/out is constructed in accordance with the
latest version of HyD Standard Drawings no. H1113 and H1114, or H5133,
H5134 and H5135, whichever set if appropriate to match with the existing
adjacent pavement; and

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

(e) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that:

(i) consideration should be given to providing grating for the surface channels;

(ii) the cover levels and invert levels of the proposed u-channels, catchpits/sand
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traps should be shown on the drainage plan;

(iii) standard details should be provided to indicate the sectional details of the
proposed u-channel and the catchpit/sand trap;

(iv) the development should neither obstruct overland flow and nor adversely affect
existing natural streams, village drains, ditches and the adjacent areas, etc.;

(v) the existing manhole/underground pipe, to which the applicant proposed to
discharge the stormwater from the Site was not maintained by his office.  The
applicant(s) shall resolve any conflict/disagreement arisen for discharging the
runoff from the Site to the proposed discharge point(s).  In the case that it is a
local village drains, District Officer (Yuen Long), Home Affairs Department
should be consulted.  Moreover, the applicant(s) should ensure that the
drainage system and the existing downstream drains / channels / stream have
adequate capacity to convey the additional runoff from the Site.  Regular
maintenance should be carried out by the applicant(s) to avoid blockage of the
system;

(vi) further to comment above, since there is no record of the said discharge path,
site photos is required to demonstrate its presence and existing condition; and

(vii) the applicant should resolve any conflict/disagreement with relevant lot owner(s)
and seek permission from DLO/YL, LandsD for laying new drains/channels
and/or modifying/upgrading existing ones in other private lots or on
Government Land, where required, outside the Site;

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

(i) to follow the relevant mitigation measures and requirements in the latest “Code
of Practice on Handling the Environmental Aspects of Temporary uses and Open
Storage Sites” issued by Environmental Protection Department (EPD) to
minimise the potential environmental nuisances on the surrounding areas;

(ii) to implement appropriate pollution control measures outlined in the Professional
Persons Environmental Consultative Committee (ProPECC) Practice Notes 2/24
‘Construction Site Drainage’ to minimise any potential environmental impacts
on nearby water bodies during the construction of the project; and

(iii) to provide adequate supporting infrastructure/facilities for proper collection,
treatment and disposal of waste/wastewater generated from the proposed use.
If septic tank and soakaway system will be used in case of unavailability of
public sewer, its design and construction shall follow the requirements of EPD’s
Practice Note for Professional Person (ProPECC) PN 1/23 “Drainage Plans
subject to Comment by the Environmental Protection Department” including
completion of percolation test and certification by Authorized Person;

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

(i) provision of fire service installations shall be demonstrated in form of FS Notes
with all relevant standards and specifications;

(ii) stand-alone fire detectors shall be provided in accordance with the “Stand-alone
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Fire Detector General Guidelines on Purchase, Installation & Maintenance [Sep
2021]”; and

(iii) if the proposed structures are required to comply with the Buildings Ordinance
(BO) (Cap. 123), detailed fire service requirements will be formulated upon
receipt of formal submission of general building plans; and

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

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

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

(iii) if the existing structures are erected on leased land without the approval of the
Building Authority (BA), they are unauthorized building works (UBWs) under
the BO and should not be designated for any proposed use under the captioned
application;

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

(v) two structures are proposed in the application.  Before any new building works
(including containers/open sheds as temporary buildings, demolition and land
filling, etc.) are to be carried out on the Site, prior approval and consent of BA
should be obtained, otherwise they are UBWs under the BO. An Authorized
Person should be appointed as the coordinator for the proposed building works
in accordance with the 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 the B(P)R; and

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


