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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 

357 (Part) and 359 (Part) in D.D. 87, Hung Lung Hang, 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' (proposed development) (Plans 1 to 3).   

 

1.2 As the development of the Northern Metropolis is in full swing, the applicant would like 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.) in order to support the 

construction industry for the development in the New Territories. 

 

2) Planning Context 

2.1 The Site currently falls within an area zoned as "Agriculture" ("AGR") on the Approved Fu Tei 

Au and Sha Ling Outline Zoning Plan No.: S/NE-FTA/18, according to the Notes of the OZP, 

'open storage' use is not a column one nor a column two use within the "AGR" zone, which 

requires planning permission from the Board (Plan 2).   

 

2.2 Although the Site falls within “AGR” zone, the Site is currently vacant 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).  

Various open storage yards and warehouses are also located at the east and northeast of the 

Site, the proposed development is considered not incompatible with the surrounding areas.  

Therefore, approval of the current application on a temporary basis of 3 years would better 

utilize precious land resources and would not frustrate the long-term planning intention of the 

“AGR” zone.  

 

3) Development Proposal 

3.1 The Site occupies an area of 3,110 m2 (about).  One single-storey structure is proposed at the 

Site for storage of construction material and machinery, site office and washroom with total 

GFA of 216 m2 (about) (Plan 5).  The operation hours of Site are Monday to Saturday from 

08:00 to 19:00.  The proposed site office is intended to provide indoor workspace for 

administrative staff to support the daily operation of the Site.  It is estimated that 5 staff will 
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work at the Site.  As the Site is for 'open storage' use with no shopfront, no visitor is 

anticipated at the Site.  Details of development parameters are shown at Table 1 below: 

 

Table 1 – Major Development Parameters 

Application Site Area 3,110 m2 (about) 

Covered Area 216 m2 (about) 

Uncovered Area 2,894 m2 (about) 

 

Plot Ratio 0.07 (about) 

Site Coverage 7% (about) 

 

Number of Structure 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 

 

3.2 The Site is proposed to be filled wholly with concrete (of not more than 0.2m in depth) for site 

formation of structures and circulation area (Plan 6).  The extent of the land filling area has 

been kept to minimal to meet the operational need of the Site.  The applicant will reinstate 

the Site to an amenity area after the planning approval. 

 

3.3 The Site is accessible from Kong Nga Po Road via a local access (Plan 1).  A total of 3 parking 

and loading/unloading (L/UL) spaces are provided at the Site, details are shown at Table 2 

below: 

 

Table 2 – Parking and L/UL Provisions 

Type of Space No. of Space 

Private Car Parking Space 

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

L/UL Space for Medium Goods Vehicle (MGV) 

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

 

3.4 MGV will be deployed for transportation of construction materials and machinery to/out of 

the Site.  Sufficient space is provided for goods vehicles to smoothly manoeuvre within the 

Site to ensure that no vehicle will turn back onto the local access (Plan 7).  As the Site will be 
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used for ‘open storage’ use only, infrequent trips will only be anticipated, hence, traffic 

generated and attracted by the proposed development is minimal (as shown at Table 3 below). 

 

  

  

3.5 No storage of dangerous goods will be carried out at the Site at any time during the planning 

approval period.  The construction materials would be stored at the designated storage area 

(i.e. about 1,698 m2) during the planning approval period.  2.5m high solid metal wall will be 

erected along the site boundary to minimize nuisance to the surrounding area.  The boundary 

wall will be installed properly by licensed contractor to prevent misalignment of walls, to 

ensure that there is no gap or slit on boundary wall.   

 

3.6 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.  The applicant will 

also follow relevant mitigation measures and requirements in the latest the ‘Code of Practice 

on Handling the Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by 

Environmental Protection Department to minimise adverse environmental impacts and 

nuisance to the surrounding area.  

 

4) Conclusion 

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

Adequate mitigation measures will be provided by the applicant, i.e. submission of drainage 

and FSIs proposals after planning permission has been granted from the Board to mitigate any 

adverse impact arising from the proposed development. 

 

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

Table 3 – Trip Generation and Attraction of the Proposed Development 

Time Period 

Trip Generation and Attraction 

PC MGV 2-Way 

Total In Out In Out 

Trips at AM peak per hour 

(08:00 – 9:00) 
2 0 1 0 3 

Trips at PM peak per hour 

(17:00 – 18:00) 
0 1 0 1 2 

Traffic trip per hour 

(average) 
0 0 1 1 2 
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application for ‘Proposed Temporary Open Storage of Construction Material and Machinery 

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

 

 

R-riches Property Consultants Limited 

May 2024 
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Our Ref.: DD87 Lot 357 & 359 

Your Ref.:  TPB/A/NE-FTA/246 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

1st Further Information 

 

Proposed Temporary Open Storage of Construction Material and Machinery 

and Associated Filling of Land for a Period of 3 Years in “Agriculture” Zone, 

Lots 357 (Part) and 359 (Part) in D.D. 87, Hung Lung Hang, New Territories 

 

(S.16 Planning Application No. A/NE-FTA/246) 

 

We are writing to submit further information to address departmental comments of the 

subject application (Appendix I). 

 

Should you require more information regarding the application, please contact our Mr. 

Louis TSE at (852)  or the undersigned at your convenience.  

Thank you for your kind attention. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 

 

 

Christian CHIM 

Town Planner 

 

 

 

 
cc DPO/STN, PlanD  (Attn.: Ms. Amy CHONG  email: aytchong@pland.gov.hk ) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

23 July 2024 

Appendix Ia of RNTPC
Paper No. A/NE-FTA/246A



S.16 Planning Application No. A/NE-FTA/246 

1 | Page - Appendix I 
(FI 1 – 20240723 - CC) 

Responses-to-Comments  

 

Proposed Temporary Open Storage of Construction Material and Machinery 

and Associated Filling of Land for a Period of 3 Years in “Agriculture” Zone, 

Lots 357 (Part) and 359 (Part) in D.D. 87, Hung Lung Hang, New Territories 

 

(Application No. A/NE-FTA/246) 

 

(i) A RtoC Table: 

 

Departmental Comments Applicant’s Responses 

1. Comments of the Director of Agriculture, Fisheries and Conservation (DAFC) 

(a) From agricultural perspective 

The subject site falls within the “AGR” zone 

and is generally abandoned.  The 

agricultural activities are active in the 

vicinity, and agricultural infrastructures 

such as road access and water source are 

also available.  The subject site can be used 

for agricultural activities such as open-field 

cultivation, greenhouses, plant nurseries, 

etc.  As the subject site possesses potential 

for agricultural rehabilitation, the proposed 

development is not supported from 

agricultural perspective. 

With reference to aerial photos of the Lands 

Department, the hard-paving at the Site had 

existed before 2007.  The Site has been left 

abandoned for decades without active 

agricultural use.  Although agricultural 

infrastructures such as road access and water 

source are available in the vicinity, the 

majority of the Site has been hard-paved and 

is considered not suitable for agricultural 

activities. 

 

Similar applications (Nos. A/NE-HLH/61, 64, 

70 and 71) for the same applied use have 

been approved by the Board within the 

“AGR” zone in the vicinity of the Site.  As such, 

approval of the application on a temporary 

basis for a period of 3 years would not 

frustrate the long-term planning intention of 

the “AGR” zone.  Besides, the applicant will 

reinstate the Site to an amenity area upon 

expiry of the planning approval period. 
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(b) From nature conservation perspective 

The site is inaccessible.  According to the 

aerial photo, the eastern portion of the 

subject site (i.e. Lot 359 in DD 87) is covered 

with vegetation and is adjacent to a semi-

natural watercourse, while the northern 

portion of the subject is largely paved.  The 

applicant should clarify whether i) the 

subject site involves any wetland habitats; 

ii) filling of wetland is required for the 

proposed use; iii) tree felling is required; iv) 

the adjacent watercourse will be affected; 

and v) measures to protect the watercourse 

from pollution and disturbance. 

The Site is accessible from Kong Nga Po Road 

via a local access (Plan 1 refers). 

 

i. No wetland habitat is identified at the 

Site and its vicinity; 

 

ii. given that (i) is negative, no filling of 

wetland for the proposed use would 

take place.  Meanwhile, preventive 

measures such as paving with hard 

surface and erecting boundary wall 

should be adopted to alleviate the 

environmental nuisances e.g. dusty 

operation that may arise from open 

storage use, as recommended in the 

‘Code of Practice on Handling the 

Environmental Aspects of Temporary 

Uses and Open Storage’ issued by the 

Environmental Protection Department.  

Hence, the Site is proposed to be filled; 

 
iii. no old/valuable trees or protected 

species are identified within the extent 

of the Site.  Due to the proposed hard-

paving work for open storage and 

vehicle circulation purposes, existing 

trees at the Site are not proposed to be 

retained; 

 
iv. a 3-m set-back is provided between the 

eastern site boundary and the existing 

watercourse.  The applicant will submit 

a drainage proposal to mitigate 

potential drainage impacts generated 

from the proposed development after 

planning approval has been granted 

from the Board; and 

 
v. fencing will be erected along the site 

boundary to avoid outflow of surface 

runoff into the adjacent watercourse. 
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2. Comments of the Commissioner for Transport (C for T) 

(a) The applicant shall advise the management/ 

control measures to be implemented to 

ensure no queuing of vehicles outside the 

subject site; 

Given that the Site is proposed for ‘open 

storage’ use without any shopfront, no visitor 

is anticipated at the Site and only the 

applicant’s fleets will be allowed to enter/exit 

the Site.  As the no. of vehicle trips could be 

strictly controlled by the applicant, queuing 

of vehicles outside the Site is not anticipated.  

Staff will be deployed at the ingress/egress of 

the Site to direct vehicles entering/exiting the 

Site.  Sufficient space is also reserved for 

smooth manoeuvring within the Site to 

ensure that there will be no queuing of 

vehicles outside the Site at any time during 

the planning approval period. 

 

(b) The applicant shall advise the provision and 

management of pedestrian facilities to 

ensure pedestrian safety; and 

Staff will be deployed at the ingress/egress of 

the Site to direct vehicles entering/exiting the 

Site.  ‘Stop and Give way’ and ‘Beware of 

Pedestrians’ signs would be erected to ensure 

pedestrian safety. 

 

(c) The proposed vehicular access between 

Man Kam To Road and the application site 

is not managed by TD.  The applicant should 

seek comments from the responsible party. 

 

Noted. 
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Our Ref.: DD87 Lot 357 & 359 

Your Ref.:  TPB/A/NE-FTA/246 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

2nd Further Information 

 

Proposed Temporary Open Storage of Construction Material and Machinery 

and Associated Filling of Land for a Period of 3 Years in “Agriculture” Zone, 

Lots 357 (Part) and 359 (Part) in D.D. 87, Hung Lung Hang, New Territories 

 

(S.16 Planning Application No. A/NE-FTA/246) 

 

We write to submit further information to address departmental comments of the subject 

application (Appendix I). 

 

Should you require more information regarding the application, please contact our Mr. 

Louis TSE 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 

 

 

 

Christian CHIM 

Town Planner 

 

 

 

 
cc DPO/STN, PlanD  (Attn.: Ms. Shirley CHAN  email: skkchan@pland.gov.hk ) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

2 September 2024 

Appendix Ib of RNTPC
Paper No. A/NE-FTA/246A
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Responses-to-Comments  

 

Proposed Temporary Open Storage of Construction Material and Machinery 

and Associated Filling of Land for a Period of 3 Years in “Agriculture” Zone, 

Lots 357 (Part) and 359 (Part) in D.D. 87, Hung Lung Hang, New Territories 

 

(Application No. A/NE-FTA/246) 

 

(i) A RtoC Table: 

 

Departmental Comments Applicant’s Responses 

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

(CE/MN, DSD) 

(a) Flooding incidents were recorded in the 

adjoining areas of the proposed 

development.  It is revealed that the area 

adjoining the application site is subject to 

overland flows and/or flooding potential.  

Unless the applicant can submit satisfactory 

stormwater drainage and site formation 

proposals to demonstrate that there would 

be adequate measures provided at the 

resources of the applicant to ensure 

capacity of streamcourse and flooding 

susceptibility of the adjoining areas would 

not be adversely affected by the proposed 

development and to avoid the site from 

being eroded and flooded, I do not support 

the application. 

 

Noted.  Further to the discussion with DSD, 

additional improvement works were 

proposed including additional channels at 

bottleneck, and along southern and eastern 

boundary of the existing stream/channel.  

Please refer to Section 4.1.3 and Figure 3 of 

the Drainage Proposal for the improvement 

works and proposed drainage (Annex 1). 

 

With the improvement works as mitigation 

measures, no unacceptable impact is 

anticipated. 

(b) The application site is located in the close 

proximity of an existing streamcourse to the 

south of the application site, the applicant 

shall be required to place all the proposed 

works at least 3 m away from the top of the 

bank of the existing streamcourse.  All the 

proposed works in the vicinity of the 

streamcourse should not create any 

adverse drainage impacts, both during and 

after construction.  Proposed flooding 

mitigation measures if necessary shall be 

provided at the resources of the applicant 

to my satisfaction. 

 

Noted.  The proposed works would be at least 

3 m away from the top of the bank of existing 

streamcourse. 



S.16 Planning Application No. A/NE-FTA/246 

2 | Page - Appendix I 
(FI 2 – 20240902 - CC) 

(c) The applicant should be reminded to 

minimize the possible adverse 

environmental impacts on the existing 

streamcourse in his design and during 

construction.  DEP and DAFC should be 

consulted on possible environmental 

and/or ecological impacts of the 

development. 

 

Noted. 

(d) The site is in an area where no public 

sewerage connection is available. EPD 

should be consulted regarding the sewage 

treatment/disposal facilities for the 

proposed development. 

2. Comments of the District Lands Officer/North, Lands Department (DLO/N, LandsD) 

(a) The application site comprises Old Schedule 

Agricultural Lots 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.  No right of access via 

Government Land (GL) is granted to the 

application site. 

 

Noted. 

(b) The application site is already being used for 

the uses under the application.  The 

structures erected do not tally with the 

proposed layout plan of this application. 

 

The application site (the Site) is currently 

vacant and partly covered with vegetation.  

No existing operation under the applied use 

has been observed at the Site in our recent 

site visit (aerial photo at Annex 2 refers). 

 

(c) Unauthorised structures within Lot No. 357 

in D.D. 87 covered by the planning 

application 

 

There are unauthorised structures on Lot 

No. 357 in D.D. 87.  The lot owner should 

immediately rectify the lease breaches and 

this office reserves the rights to take 

necessary lease enforcement action against 

the breaches without further notice. 

 

The applicant will submit the application for 

Short Term Waiver (STW) for the proposed 

structures to DLO/N, LandsD upon obtaining 

planning permission from the Town Planning 

Board. 
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(d) Unlawful occupation of Government land 

not covered by the planning application 

 

The Government land adjoining the 

application site has been illegally occupied 

with unauthorised structures without 

permission.  The Government land being 

illegally occupied is not included in the 

application.  Please rectify the extent of the 

application site with the applicant.  Any 

occupation of Government land without 

Government’s prior approval is an office 

under Cap. 28.  This office reserves the 

rights to take necessary land control action 

against the illegal occupation of 

Government land without further notice. 

 

The Site is currently vacant and covered with 

vegetation.  No operation under the applied 

use has been observed at the Site in our 

recent site visit (aerial photo at Annex 2 

refers). 

 

Kindly note that the proposed development, 

which has yet to be in operation before 

obtaining relevant planning permission from 

the Town Planning Board (the Board), will 

only be confined on the private lots within 

the Site i.e. Lots 357 (Part) and 359 (Part) in 

D.D. 87.  Please also note that no Government 

Land will be involved in the proposed 

development. 

(e) The lot owner/applicant shall remove the 

unauthorised structures and cease the 

illegal occupation of the Government land 

not covered by the subject planning 

application immediately, and subject to the 

approval of the Town Planning Board to the 

planning application which shall have 

reflected the rectification as aforesaid 

required, apply to this office for Short Term 

Waiver (STW) to permit the structures 

erected/to be erected.  The application for 

STW will be considered by the Government 

in its capacity as a landlord and there is no 

guarantee that it will be approved.  The 

STW, if approved, will be subject to such 

terms and conditions including the payment 

of back-dated waiver fee from the first date 

the unauthorised structures were erected 

and administrative fee as considered 

appropriate to be imposed by LandsD.  In 

addition, LandsD reserves the right to take 

enforcement action against the lot 

owners/applicant for any breach of the 

lease conditions, including the breaches 

already in existence or to be detected at any 

point of time in future and land control 

action for any unlawful occupation of 

Government land.  Besides, given the 

The applicant will submit the application for 

STW for the proposed structures to DLO/N, 

LandsD upon obtaining planning permission 

from the Board. 
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proposed use is temporary in nature, only 

erection of temporary structures will be 

considered. 

 

(f) Unless and until the unauthorised 

structures and the unlawful occupation of 

Government land (which regularisation 

could not be considered according to 

prevailing policy) are duly rectified by the 

lot owners/applicant or entirely included in 

the subject planning application, please 

take it as this office’s objection to the 

application which must be brought to the 

attention of the Town Planning Board when 

they consider the application. 
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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 

357 (Part) and 359 (Part) in D.D. 87, Hung Lung Hang, 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 Site has a total area of about 3,110 m2.  The site is partially cover by vegetation and partially 

paved. The site location plan is shown in Figure 1. 

1.2.2 The existing site ground level is around +25.5 to +25.9 mPD.  The site is proposed to all paved with 

not more than 200mm hard pavement from +25.7 to +26.1 mPD.  

1.2.3 An existing channel is running from southwest to northeast by the side 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 3,110 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) 3,110 

Paved Area (m2) 
Assume all proposed site area as paved area 
for assessment purpose 

3,110 

    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) 

 

 

6. Volume of Drainage Storage Tank: 
 

Extreme Rainfall intensity (1 in 10 yr) at North District Area for rainfall 

duration of 240 mins,  I = 44.5 mm/hr  

(Corrigendum No.1/2024) 

4 hours rainfall duration is adopted  
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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 are proposed to be 

connected to existing stream at the east. 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 Further to the discussion with DSD, the following improvement works are proposed. 

i. additional 2m width channel at critical section of the existing channel.  

ii. additional 600mm width channel along the site boundary at south (connection to 2m 

channel at item i).. 

iii. additional 600mm width channel along the site boundary at the east (connection to 2m 

channel at item i). 

4.1.4 The increase in capacity due to the proposed 2m width and 600mm channel are shown in 

Appendix A.  The proposed channels alignment are shown in Figure 3. 

4.1.5 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



Appendix A - Channel Design Calculation ( n = 0.016 )

U Channel 1 (Zone A1 + B2)

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 1700 + 176 x 0 1700  (m2)

Unpaved Area 176 x 1  = 176  (m2)

Total Equivalent Area 1700 x 0.95 + 176 x 0.35 = 1677  (m2) *

Time of Concentration 5 min

Rainfall Intensity, I * 189 mm/hr

Design Discharge Rate, Q 0.278 x 1677 x 189 / 1000000 = 0.088 m3/s

U Channel 

Channel Size 375 (mm)

Gradient 1 in 250

Area π x 0.38^2 /8  +  0.38 x 0.38/2  = 0.126  (m2)

Wetted Perimeter π x 0.38 / 2 + 0.38/2 x 2  = 0.964 (m)

R 0.126 / 0.964  = 0.208 (m)

Velocity 1.02 m/s

Capacity 0.127 m3/s

Utilization 0.088 / 0.127 = 69.07 % OK  (less than 90%, for 10% siltation allowance)

U Channel 2 (Zone A2 + B1)

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 1410 + 2291 x 0.2  = 1868  (m2)

Unpaved Area 176 + 2291 x 0.8 = 2009  (m2)

Total Equivalent Area 1868 x 0.95 + 2009 x 0.35 = 2478  (m2) *

Time of Concentration 5 min

Rainfall Intensity, I * 189 mm/hr

Design Discharge Rate, Q 0.278 x 2009 x 189 / 1000000 = 0.130 m3/s

U Channel

Channel Size 450 (mm)

Gradient 1 in 250

Area π x 0.45^2 /8  +  0.45 x 0.45/2  = 0.181  (m2)

Wetted Perimeter π x 0.45 / 2 + 0.45/2 x 2  = 1.157 (m)

R 0.181 / 1.157  = 0.156 (m)

Velocity 1.15 m/s

Capacity 0.207 m3/s

Utilization 0.13 / 0.207 = 62.77 % OK  (less than 90%, for 10% siltation allowance)

U Channel 3 (Zone [A1 + B2] + [A2 + B1])

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 1700 + 1868  = 3568  (m2)

Unpaved Area 176 + 2009 = 2185  (m2)

Total Equivalent Area 3568 x 0.95 + 2185 x 0.35 = 4154  (m2) *

Time of Concentration 5 min

Rainfall Intensity, I * 189 mm/hr

Design Discharge Rate, Q 0.278 x 4154 x 189 / 1000000 = 0.218 m3/s

U Channel

Channel Size 525 (mm)

Gradient 1 in 250

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  = 0.182 (m)

Velocity 1.27 m/s

Capacity 0.313 m3/s

Utilization 0.218 / 0.313 = 69.77 % OK  (less than 90%, for 10% siltation allowance)

2m Channel  (Checking Capacity for Additional 2m width Channel at critical section of Existing Channel)

U Channel

Channel Size 2000 (mm)

Gradient 1 in 250

Area π x 2^2 /8  +  2 x 2/2  = 3.571  (m2)

Wetted Perimeter π x 2 / 2 + 2/2 x 2  = 5.142 (m)

R 3.571 / 5.142  = 0.694 (m)

Velocity 3.10 m/s

Capacity 11.069 m3/s  >> flow from site (0.218 m3/s)

600mm Channel at Connection Point along Existing Channel/Stream

U Channel

Channel Size 600 (mm)

Gradient 1 in 250

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 1.39 m/s

Capacity 0.446 m3/s  >> flow from site (0.218 m3/s)
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Relevant Extracts of Town Planning Board Guidelines on 

Application for Open Storage and Port Back-up Uses 

(TPB PG-No. 13G) 

 

1. On 14.4.2023, the Town Planning Board Guidelines for Application for Open Storage and Port 

Back-up Uses under Section 16 of the Town Planning Ordinance (TPB PG-No. 13G) were 

promulgated, which set out the following criteria for the various categories of area: 

 

(a) Category 1 areas: Favourable consideration will normally be given to applications within 

these areas, subject to no major adverse departmental comments and local objections, or 

the concerns of the departments and local residents can be addressed through the 

implementation of approval conditions. Technical assessments should be submitted if the 

proposed uses may cause significant environmental and traffic concerns; 

 

(b) Category 2 areas: Planning permission could be granted on a temporary basis up to a 

maximum period of 3 years, subject to no adverse departmental comments and local 

objections, or the concerns of the departments and local residents can be addressed 

through the implementation of approval conditions. Technical assessments, where 

appropriate, should be submitted to demonstrate that the proposed uses would not have 

adverse drainage, traffic, visual, landscaping and environmental impacts on the 

surrounding areas;  

 

(c) Category 3 areas: Applications would normally not be favourably considered unless the 

applications are on sites with previous planning approvals (irrespective of whether the 

application is submitted by the applicant of previous approval or a different applicant).  

Sympathetic consideration may be given if genuine efforts have been demonstrated in 

compliance with approval conditions of the previous planning applications and/or 

relevant technical assessments/proposals have been included in the fresh applications, if 

required, to demonstrate that the proposed uses would not generate adverse drainage, 

traffic, visual, landscaping and environmental impacts on the surrounding areas.  

Planning permission could be granted on a temporary basis up to a maximum period of 3 

years, subject to no adverse departmental comments and local objections, or the concerns 

of the departments and local residents can be addressed through the implementation of 

approval conditions; 

 

(d) Category 4 areas: Applications would normally be rejected except under exceptional 

circumstances.  For applications on sites with previous planning approvals  (irrespective 

of whether the application is submitted by the applicant of previous approval or a 

different applicant), and subject to no adverse departmental comments and local 

objections, sympathetic consideration may be given if genuine efforts have been 

demonstrated in compliance with approval conditions of the previous planning 

applications and/or relevant technical assessments/proposals have been included in the 

fresh applications, if required, to demonstrate that the proposed uses would not generate 

adverse drainage, traffic, visual, landscaping and environmental impacts on the 

surrounding areas.  The intention is however to encourage the phasing out of such non-

conforming uses as early as possible.  Planning permission for a maximum period of 3 

years may be allowed for an applicant to identify suitable sites for relocation.  Application 

for renewal of approval will be assessed on its individual merits; and 

 

(e) Taking into account the demand for cross-boundary parking facilities, applications for 

such use at suitable sites in areas of close proximity to the boundary crossing points, such 
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as in the San Tin area, particularly near the existing cross-boundary link in Lok Ma Chau, 

may also be considered. Notwithstanding the criteria set out in paragraphs 2.1(c) and (d) 

above, application of such nature will be assessed on its own merits, including its nature 

and scale of the proposed use and the local circumstances, and subject to satisfactory 

demonstration that the proposed use would not have adverse drainage, traffic, visual, 

landscaping and environmental impacts on the surrounding areas, and each case will be 

considered on its individual merits. 

 

2. In assessing applications for open storage and port back-up uses, the other major relevant 

assessment criteria are also summarized as follows: 

 

(a) port back-up sites and those types of open storage generating adverse noise, air pollution, 

visual intrusion and frequent heavy vehicle traffic should not be located adjacent to 

sensitive receivers such as residential dwellings, hospitals, schools and other community 

facilities; 

 

(b) port back-up uses are major generators of traffic, with container trailer/tractor parks 

generating the highest traffic per unit area.  In general, port back-up sites should have 

good access to the strategic road network, or be accessed by means of purpose built roads; 

 

(c) adequate screening of the sites through landscaping and/or fencing should be considered 

where sites are located adjacent to public roads or are visible from surrounding residential 

areas; 

 

(d) there is a general presumption against conversion of active or good quality agricultural 

land and fish ponds to other uses on an ad-hoc basis.  For flood prone areas or sites which 

would obstruct natural drainage channels and overland flow, advice should be sought; 

and 

 

(e) for applications involving sites with previous planning approvals, should there be no 

evidence to demonstrate that the applicants have made any genuine effort to comply with 

the approval conditions of the previous planning applications, planning permission may 

be refused, notwithstanding other criteria set out in the Guidelines are complied with. 
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Similar S.16 Applications for Temporary Open Storage
in the vicinity of the Site within the “Agriculture” zone

in the Fu Tei Au and Sha Ling Area

Approved Application

Application No. Uses/Developments
Date of

Consideration

A/NE-FTA/251
Proposed Temporary Open Storage of

Construction Materials and Machineries for a
Period of 3 Years and Associated Filling of Land

4.10.2024

Rejected Application

Application No. Uses/Developments Date of
Consideration

Rejection
Reasons

A/NE-FTA/195 Proposed Temporary Warehouse and Open
Storage of Containers for a Period of 3 Years 6.3.2020 R1-R4

Rejection Reasons

R1 The proposed development was not in line with the planning intention of the “Agriculture”
(“AGR”) zone, which was intended primarily to retain and safeguard good quality agricultural
land/farm/fish ponds for agricultural purposes. It was also intended to retain fallow arable land
with good potential for rehabilitation for cultivation and other agricultural purposes. There was
no strong planning justification in the submission for a departure from the planning intention,
even on a temporary basis.

R2 The proposed development did not comply with the Town Planning Board Guidelines No. 13E
for ‘Application for Open Storage and Port Back-up Uses under Section 16 of the Town
Planning Ordinance’ in that no previous planning approval had been granted at the site and
there were adverse departmental comments and local objection on the application.

R3 The applicant failed to demonstrate that the proposed development would not generate adverse
traffic impact on the surrounding areas.

R4 The approval of the application, even on a temporary basis, would set an undesirable precedent
for similar applications within the “AGR” zone. The cumulative effect of approving such
applications would result in a general degradation of the environment of the area.
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Government Departments’ General Comments

1. Traffic

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

� no comment on the application from traffic engineering perspective;

� should the application be approved, approval condition on implementation of the traffic
management measures, as proposed by the applicant, to the satisfaction of the C for T or the
Board should be imposed; and

� the proposed vehicular access between Man Kam To Road and the application site (the Site)
is not managed by the Transport Department.  The applicant should seek comments from
the responsible party.

2. Drainage

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

� no objection in principle to the application from public drainage viewpoint;

� should the application be approved, approval conditions should be included to request the
applicant to implement the drainage proposal for the Site to ensure that it will not cause
adverse drainage impact to the adjacent area, and the implemented drainage facilities at the
Site shall be maintained at all times during the planning approval period.  Furthermore, the
proposed development and drainage facilities should be at least 3m away from the top of
the bank of the existing streamcourse; and

� detailed advisory comments are appended in Appendix V.

3. Fire Safety

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

� no objection in principle to the application subject to fire service installations and water
supplies for firefighting being provided to his satisfaction;

� having considered the nature of open storage, the following approval condition should be
added:

“the provision of fire extinguisher(s) within 6 weeks from the date of planning approval to
the satisfaction of D of FS”

The applicant is required to submit a valid fire certificate (FS251) to his department for the
above approval condition and is advised to note his advisory comments appended at
Appendix V.
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4. New Development

Comments of the Project Manager (North), North Development Office, Civil Engineering and
Development Department (PM(N), CEDD):

� it is noted that the proposed temporary open storage of construction material and machinery
on a three-year basis and associated filling of land (the subject development) is located
within the proposed New Territories North (NTN) New Town under the Planning and
Engineering (P&E) Study for NTN New Town and Man Kam To which was already
commenced on 29.10.2021.  While the implementation programme of NTN New Town will
be formulated under the P&E Study, the site formation works will likely commence soon
after the completion of detailed design in next stage.  Hence, please be reminded that subject
to the land use planning in the P&E Study, the subject development, if approved, may need
to be vacated for the site formation works.

5. Other Departments

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

� Chief Building Surveyor/New Territories West, Buildings Department (CBS/NTW, BD);

� Chief Highway Engineer/New Territories East, Highways Department (CHE/NTE, HyD);

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD); and

� District Officer (North), Home Affairs Department.
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Recommended Advisory Clauses

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

(b) to note the following comments of the District Lands Officer/North, Lands Department (DLO/N,
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.  No right of access via Government land (GL) is granted to
the Site;

(ii) her office notes that there were construction materials and unauthorised structure on site.
The applicant should provide survey report prepared by Authorized Land Surveyor and
clear site photos to prove his declaration that the Site is vacant without unauthorised
structure erected and no operation has been conducted;

(iii) the following irregularity covered by the subject planning application has been detected by
her office:

� Unauthorised structure within the said private lot covered by the planning application

there are unauthorised structures on Lot No. 357 in D.D. 87.  The lot owner should
immediately rectify the lease breaches and her office reserves the rights to take
necessary lease enforcement action against the breaches without further notice;

(iv) the following irregularity not covered by the subject planning application have been
detected by her office:

� Unlawful occupation of GL not covered by the planning application

the GL adjoining the Site has been illegally occupied by unauthorised structures
without permission.  Any occupation of GL without Government’s prior approval is
an offence under Cap. 28.  Her office reserves the rights to take necessary land control
action against the illegal occupation of GL without further notice;

(v) the lot owners/applicant shall remove the unauthorised structure and cease the illegal
occupation of the GL not covered by the subject planning application immediately; and
subject to the approval of the Board to the planning application which shall have reflected
the rectification as aforesaid required, apply to her office for Short Term Waiver (STW) to
permit the structures erected/to be erected.  The application for STW will be considered by
the Government in its capacity as a landlord and there is no guarantee that it will be
approved.  The STW, if approved, will be subject to such terms and conditions including
the payment of back-dated waiver fee from the first date the unauthorised structures were
erected and administrative fee as considered appropriate to be imposed by LandsD.  In
addition, LandsD reserves the right to take enforcement action against the lot
owners/applicant for any breach of the lease conditions, including the breaches already in
existence or to be detected at any point of time in future and land control action for any
unlawful occupation of GL.  Besides, given the proposed use is temporary in nature, only
erection of temporary structures will be considered; and
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(vi) the applicant should comply with all land filling requirements imposed by relevant
Government departments.  GL should not be disturbed unless with prior approval;

(c) to note the comments of the Commissioner for Transport (C for T) that the vehicular access
between Man Kam To and the Site is not managed by the Transport Department.  The applicant
should seek comments from the responsible party;

(d) to note the comments of the Chief Highway Engineer/New Territories East, Highways
Department (CHE/NTE, HyD) that the access roads adjacent to the Site are not maintained by
HyD;

(e) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that approval of the application does not imply approval of tree
works such as pruning, transplanting and felling.  The applicant should seek approval from
relevant authority for any proposed tree works prior to commencement of the works;

(f) to note the comments of the Director of Environmental Protection (DEP) that the applicant should
comply with all environmental/pollution ordinances, and follow the latest “Code of Practice on
Handling the Environmental Aspects of Temporary Uses and Open Storage Sites” issued by the
Environmental Protection Department to minimise potential environmental nuisance to the
surrounding area;

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

(i) the proposed development and the drainage facilities therein should be at least 3m away
from the top of the bank of the existing streamcourse.  All the proposed works in the
vicinity of the streamcourse should not create any adverse drainage impacts, both during
and after construction; and

(ii) the proposed drainage improvement works at the southern side of the Site as mentioned in
paragraph 4.1.3 of the drainage proposal (Appendix Ib) should be along the site boundary;

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

(i) in consideration of the design/nature of the proposal, fire service installations (FSIs) are
anticipated to be required.  The applicant should submit relevant layout plans incorporated
with the proposed FSIs to his satisfaction.  In addition, the applicant should note that the
layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy; the location of the proposed FSIs to be installed should be clearly marked on
the layout plans; attached good practice guidelines (Attachment 1) for open storage should
be adhered to; and

(ii) 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

(i) to note the comments of the Project Manager (North), North Development Office, Civil
Engineering and Development Department that the proposed development is located within the
proposed New Territories North (NTN) New Town under the Planning and Engineering (P&E)
Study for NTN New Town and Man Kam To which was already commenced on 29.10.2021.
While the implementation programme of NTN New Town will be formulated under the P&E
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Study, the site formation works will likely commence soon after the completion of detailed design
in next stage.  Hence, please be reminded that subject to the land use planning in the P&E Study,
the subject development, if approved, may need to be vacated for the site formation works; and

(j) to note the following 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 under the
regulation 5 of the Building (Planning) Regulation (B(P)R) and emergency vehicular
access shall be provided under the regulation 41D of B(P)R;

(ii) the Site is not abutting on a specified street having a width not less than 4.5m, the
development intensity shall be determined by the Building Authority (BA) under regulation
19(3) of the B(P)R at building plan submission stage;

(iii) it is noted that a new structure is proposed in the application.  Before any new building
works (including containers/open sheds as temporary buildings, demolition, land filling
and drainage, etc.) are to be carried out on the Site, prior approval and consent of the BA
should be obtained under the Buildings Ordinance (BO).  Otherwise they are unauthorized
buildings works (UBW).  An Authorized Person (AP) should be appointed as the
coordinator for the proposed building works in accordance with the BO;

(iv) for UBW erected on leased land, enforcement action may be taken by the BA to effect their
removal in accordance with the BD’s 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 UBWs on the Site under the BO;

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

(vi) in general there is no requirement under the BO in respect of provision of car parking spaces
for a proposed development.  However, the applicant’s attention is drawn to the provision
of accessible car parking spaces designated for the use of persons with disability as per the
requirements under the regulation 72 of the B(P)R and Division 3 of Design Manual:
Barrier Free Access 2008;

(vii) the applicant’s attention is drawn to the provision under regulation 41 of the Building
(Standards of Sanitary Fitments, Plumbing, Drainage Works and Latrines) Regulations in
respect of disposal of foul water and surface water respectively; and

(viii) formal submission under the BO is required for any proposed new works, including any
temporary structures, site formation works like filling of ponds and land and site formation
drainage works.  Detailed comments under the BO on individual sites for private
developments such as permissible plot ratio, site coverage, emergency vehicular access,
private streets and/or access roads, barrier free access and facilities, compliance with the
sustainable building design guidelines, etc. will be formulated at the formal building plan
submission stage.
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