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Executive Summary 

 

This planning statement is prepared by Top Bright Consultants Ltd. on behalf of Everland 

Hong Kong Development Limited and Asia Tact Planning & Consultant Co. Limited (the 

“Applicants”) to seek planning permission for warehouse (excluding dangerous goods godown) 

at Lot 185RP(Part) in DD52, Fu Tei Au, Sheung Shui, New Territories (the “Application Site”). 

The Applicants are the current land owners of the Application Site. 

 

The Application Site is the subject of a previous planning application (No. A/NE-FTA/157) for 

the same applied use (Warehouse (Excluding Dangerous Goods Godown) which was 

approved by the Town Planning Board (the “Board”) on 20.11.2015. All approval conditions of 

the previous application had been complied with. Upon approval of the previous application, 

the Applicants had applied to the Lands Department (LandsD) for a Short Term Waiver (STW) 

in 2016. On 6.5.2024, the Applicants were informed by the LandsD that the STW application 

cannot be proceeded as the validity period of the previous planning application has been 

lapsed on 20.11.2019. 

 

The current application aims to seek planning approval from the Board such that the 

Applicants will be given an opportunity to continue utilising the Application Site for the same 

applied use under the circumstances that there would be no substantial changes in the 

development parameters, the nature/operation of the applied use and the overall physical 

setting surrounding the Application Site. The Applicants will liaise with the LandsD to seek their 

approval for STW upon approval of the current application. 

 

The Application Site falls within an area zoned “Other Specified Uses” annotated “Port 

Back-up Uses” (“OU(PBU)”) on the Approved Fu Tei Au and Sha Ling Outline Zoning Plan 

(OZP) No. S/NE-FTA/18. According to the Notes of the OZP, ‘Warehouse (excluding 

Dangerous Goods Godown)’ is a Column 2 use within the “OU(PBU)” zone which requires 

planning permission from the Board.  

 

The Application Site comprises two structures for warehouse and other structures for ancillary 

uses including rain shelter, meter room, storeroom, F.S. pump room and water tank. The roof 

of the warehouse structure is equipped with solar panels. One loading/unloading bay for light 

goods vehicle (not exceeding 5.5 tonnes) (3.5m x 7m) is provided within the site. A vehicular 

access of 7m wide and a pedestrian access of 1m wide are located on the southern boundary. 

No open storage and workshop activities will be carried out on the premises. 

 

The justifications of this application are: in line with planning intention of “OU(PBU)” zone; 

meeting the demand for storage space in the Northern Metropolis; site with previous planning 

approval for the same use; genuine efforts in compliance with all the approval conditions; 

compatible with surrounding land uses; compliance with TPB PG-No. 13G; no adverse 

environmental, visual and drainage impacts; no additional traffic generated and approval of 

similar applications. The Applicant respectfully requests that the Board give favourable 

consideration and approve this application. 



行政摘要 

 

 這宗規劃申請乃代表恒地香港發展有限公司及港宏規劃顧問有限公司

(“申請人”)向城市規劃委員會(“城規會”)呈交，在新界上水虎地坳丈量約份

第 52約地段第 185號餘段(部份) (“申請地點”)，用作貨倉(危險品倉庫除外)

用途。 

 

申請地點涉及一宗規劃申請(申請編號 A/NE-FTA/157)，於 2015年 11

月 20 日獲城規會批准同樣用途(貨倉(危險品倉庫除外)。申請人已履行該

規劃許可的所有附帶條件。自上次規劃許可獲批後，申請人已於 2016 年

向地政處申請短期豁免書。於 2024 年 5 月 6 日，申請人接獲地政處通知

指因該規劃許可有效期已於 2019 年 11 月 20 日到期，不會處理有關短期

豁免書的申請。 

 

鑑於申請人欲繼續使用申請地點作同樣用途，而有關目前的規劃狀

況、申請用途的性質及營運、申請地點附近環境情況均沒有重大改變，故

向城規會遞交是次申請。待規劃申請再獲批准後，申請人將與地政處溝

通，繼續處理有關短期豁免書的申請事宜。 

 

申請地點座落於虎地坳及沙嶺分區計劃大綱核准圖編號 S/NE-FTA/18

中的“其他指定用途”註明“港口後勤用途”地帶。“貨倉(危險品倉庫除外)”

屬該地帶的第二欄用途，須向城規會提出申請。 

 

 申請地點內設有兩個構築物用作貨倉，其他構築物均用作附設用途，

包括雨棚、電錶房、貯物室、消防泵房及水缸，貨倉頂部設有太陽能板。

申請地點亦設有一個供輕型貨車(不超過 5.5噸)使用的上落貨位(3.5米 x 7

米)，車輛出入口(約 7米濶)及行人出入口(約 1米闊)則設於南面。申請地

點內不會進行任何露天貯物及工場活動。 

  

這宗規劃申請的理由為：符合“其他指定用途”註明“港口後勤用途”地

帶的規劃意向；迎合北部都會區內對倉庫貯存空間的需求；申請地點曾獲

同樣用途的規劃許可；申請人已履行上次規劃許可的所有附帶條件；與附

近土地用途協調；符合城規會指引編號 13G；不會產生不良的環境、視覺

及排水影響；不會產生額外交通流量；及同類申請已獲規劃許可。因此，

申請人希望城規會從優考慮及批准是項申請。 
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SUMMARY OF APPLICATION 

 

Applicant : Everland Hong Kong Development Limited and  

Asia Tact Planning & Consultant Co. Limited 

 

Applied Use : Warehouse (excluding Dangerous Goods Godown) 

 

Existing Use : Same as the Applied Use 

 

Location : Lot 185RP (Part) in DD52, Fu Tei Au, Sheung Shui, New Territories 

 

Site Area : 776 square metres (about) 

 

Lease : Block Government Lease demised as agricultural land 

 

Statutory Plan : Approved Fu Tei Au and Sha Ling Outline Zoning Plan No. S/NE-FTA/18 

gazetted on 19.4.2024 

 

Zoning : “Other Specified Uses” annotated “Port Back-Up Uses” (“OU(PBU)”) 

 

Previous 

Application 

: A/NE-FTA/157 approved on 20.11.2015 
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1. INTRODUCTION 

 

1.01 This planning statement is prepared by Top Bright Consultants Ltd. on behalf of Everland Hong 

Kong Development Limited and Asia Tact Planning & Consultant Co. Limited (the “Applicants”) 

to seek planning permission for warehouse (excluding dangerous goods godown) at Lot 

185RP(Part) in DD52, Fu Tei Au, Sheung Shui, New Territories (the “Application Site”). The 

Applicants are the current land owners of the Application Site.  

 

1.02 The Application Site is the subject of a previous planning application (No. A/NE-FTA/157) for 

the same applied use (Warehouse (Excluding Dangerous Goods Godown) which was 

approved by the Town Planning Board (the “Board”) on 20.11.2015. All approval conditions of 

the previous application had been complied with. Upon approval of the previous application, the 

Applicants had applied to the Lands Department (LandsD) for a Short Term Waiver (STW) in 

2016. On 6.5.2024, the Applicants were informed by the LandsD that the STW application 

cannot be proceeded as the validity period of the previous planning application has been 

lapsed on 20.11.2019 (see Appendix A). The Applicants admitted that they had not submitted 

the application for extension of time for commencement of development on time due to limited 

awareness of the town planning and land administration procedures.   

 

1.03 The current application aims to seek planning approval from the Board such that the Applicants 

will be given an opportunity to continue utilising the Application Site for the same applied use 

under the circumstances that there would be no substantial changes in the development 

parameters, the nature/operation of the applied use and the overall physical setting 

surrounding the Application Site. The Applicants will liaise with the LandsD to seek their 

approval for STW upon approval of the current application. 

 

1.04 The Application Site falls within an area zoned “Other Specified Uses” annotated “Port Back-up 

Uses” (“OU(PBU)”) on the Approved Fu Tei Au and Sha Ling Outline Zoning Plan (OZP) No. 

S/NE-FTA/18. According to the Notes of the OZP, ‘Warehouse (excluding Dangerous Goods 

Godown)’ is a Column 2 use within the “OU(PBU)” zone which requires planning permission 

from the Board.  

 

1.05 The Application Site, with an area of about 776 sq.m., is currently used as a warehouse 

(excluding dangerous goods godown). Compared with the previous application, the 

development parameters of the applied use is minor adjusted to reflect the as-built condition. 

Other planning circumstances (i.e. the applied use, zoning, surrounding land uses) are largely 

remain unchanged. 

 

1.06 This supplementary planning statement aims to provide a brief description of the Application 

Site, details of the applied use and justifications to facilitate the Board’s consideration of the 

application. 
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2. SITE CONTEXT 

 

Location 

 

2.01 The Application Site is located at the outskirt of Sheung Shui New Town in Fu Tei Au.  Figure 1 

shows the Application Site in its regional context. 

 

Existing Site Conditions 

 

2.02 The Application Site covers an area of about 776 square metres and is mainly occupied by two 

1-storey warehouse structures (see Figure 2).  Other structures are used for ancillary uses, 

including meter room, storeroom, F.S. pump room and water tank. Fire service installations 

(FSIs) have been provided within the Application Site. The Application Site has been hard 

paved and fenced off by 2.5 - 3 metres high corrugated metal sheets. 

 

Surrounding Land Uses 

 

2.03 The Application Site is surrounded by a mixture of land uses, including warehouses, open 

storages/storage yards, logistics centre, active/fallow agricultural land and vacant land.  Figure 

3 shows the Application Site in the context of its local surrounds. 

 

2.04 To the east of the Application Site is a temporary logistics warehouse (Application No. 

A/NE-FTA/236). To the immediate west is a temporary cargo handling and forwarding facility 

(Application No. A/NE-FTA/227). To the northeast is a temporary warehouse for storage of 

construction materials and equipment (Application No. A/NE-FTA/235). To the further north is a 

vegetated knoll scattered with some graves zoned “Green Belt” on the OZP. To the south is a 

local track leading to Man Kam To Road.  

 

Access           

 

2.05 The Application Site is accessible from a local track to its south leading to Man Kam To Road. 

The pedestrian and vehicular entrance to the Application Site is from the south and has been 

hard paved. A plan showing the vehicular access to the Application Site is at Figure 3.  

 

 

3. LAND STATUS 

 

3.01 According to the Land Registry, the Application Site comprises of Lot 185RP(Part) in DD52, Fu 

Tei Au, Sheung Shui, New Territories. The Applicants are the current land owners of the 

Application Site. A plan showing the configuration of the Application Site is at Figure 2. 
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3.02 The subject lot is held under Block Government Lease and demised as agricultural land with 

lease terms expiring on 30.6.2047.  There are no user restrictions in the lease except the 

standard non-offensive trade clause. A STW application was submitted to the LandsD in 2016. 

The Applicants will continue to liaise with the LandsD on the application for STW should this 

application be approved. 

 

 

4. PLANNING CONTEXT 

 

Statutory Plan 

 

4.01 According to the Approved Fu Tei Au and Sha Ling OZP No. S/NE-FTA/18 gazetted on 

19.4.2024, the Application Site falls within an “Other Specified Uses” annotated “Port Back-up 

Uses” (“OU(PBU)”) zone (see Figure 4). The planning intention of the “OU(PBU)” zone is 

intended primarily for accommodating the anticipated increasing cross-boundary freight traffic, 

especially the parking of container vehicles, including container trailers and tractors and other 

port back-up uses. 

 

4.02 According to the Notes of the OZP, “Warehouse (excluding Dangerous Goods Godown)” is a 

Column 2 use within the “OU(PBU)” zone which requires planning permission from the Board.  

.  

Town Planning Board Guidelines No. 13G (TPB PG-No. 13G) 

 

4.03 The Application Site falls within ‘Category 1’ areas under Town Planning Board Guidelines No. 

13G for ‘Application for Open Storage and Port Back-up Uses’ under Section 16 of the Town 

Planning Ordinance (TPB PG-No. 13G). ‘Category 1’ areas are areas considered suitable for 

open storage and port back-up uses. 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. 

 

Previous Application 

 

4.04 The Application Site is the subject of a previous planning application (No. A/NE-FTA/157) for 

warehouse (excluding dangerous goods godown) which was approved by the Board on 

20.11.2015. All approval conditions, including provision of boundary fence, submission and 

implementation of drainage, landscape and FSIs proposals, of the previous application had 

been complied with (see Table 4.1 below). The validity period of the previous application has 

been lapsed on 20.11.2019. 
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Table 4.1 Records of Compliance with Approval Conditions of 

Previous Application No. A/NE-FTA/157 

 

Approval Conditions Compliance Date Approved 

Proposals/ 

Approval Letters 

(a) the provision of boundary fence 4.9.2017 see Appendix B 

(b) the submission and implementation 

of drainage proposal 

4.5.2017 see Appendix C 

(c) the submission and implementation 

of landscape proposal 

Proposal 28.3.2017 

Implementation 14.12.2018 

see Appendix D 

(d) the design and provision of water 

supplies for fire-fighting and fire service 

installations 

Proposal 29.6.2017 

Implementation 14.5.2018 

see Appendix E 

 

Similar Applications 

 

4.05  The Board has approved a number of applications for similar port back-up uses within the 

“OU(PBU)” zone on the Fu Tei Au and Sha Ling OZP. A summary of these applications is 

shown below:   

 

Table 4.2 Similar Applications 

 

Application No. Date of 

Approval 

Applied Use Length of Planning 

Permission 

A/NE-FTA/236 26.1.2024 Temporary Logistics Warehouse 

for a Period of 3 Years 

3 years 

A/NE-FTA/235 27.10.2023 Proposed Temporary Warehouse 

for Construction Materials and 

Equipment 

3 years 

A/NE-FTA/227 8.12.2023 Temporary Cargo Handling and 

Forwarding Facility 

3 years 

A/NE-FTA/203 23.7.2021 Temporary Warehouse for 

Storage of Electronic Goods 

3 years 

A/NE-FTA/155 23.10.2015 Proposed Warehouse (Excluding 

Dangerous Goods) 

- 
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5. DEVELOPMENT PROPOSAL 

 

Applied Use 

 

5.01     The Applicants seek planning permission for warehouse (excluding dangerous goods godown) 

use at the Application Site. No open storage and workshop activities will be carried out on the 

premises.  

 

Site Layout and Design 

 

5.02 The Layout Plan in Figure 5 illustrates the site configuration which is similar to the previous 

application. The Application Site comprises two structures for warehouse (with floor area of 

199m2 and 203m2 and height of not exceeding 5.9m) and other structures for ancillary uses 

including rain shelter, meter room, storeroom, F.S. pump room and water tank. The roof of the 

warehouse structure is equipped with solar panels. One loading/unloading bay for light goods 

vehicle (not exceeding 5.5 tonnes) (3.5m x 7m) is provided within the site. A vehicular access of 

7m wide and a pedestrian access of 1m wide are located on the southern boundary.  

 

5.03     As compared with the previous application, the development parameters are minor adjusted to 

reflect the as-built condition on the Application Site. A comparison of the current and the 

previous application (No. A/NE-FTA/157) is as follows 

 

Table 5.1: Differences between the Current and Previous Application 

 Previous Application 

(No. A/NE-FTA/157) 

Current Application Difference 

Applied Use Warehouse (excluding 

Dangerous Goods Godown) 

Warehouse (excluding 

Dangerous Goods Godown) 

- 

Application 

Area 

About 766m2 About 766m2 -  

Total Floor 

Area 

Warehouse: about 387m2 

 

Ancillary Uses: about 1.2m2 

Warehouse: about 402m2 

Rain Shelter: about 24m2 

Ancillary Uses: about 12.1m2 

+15m2  

+24m2 

+10.9m2 

No. of 

Structures  

3 

- 2 warehouses 

- 1 mobile toilet 

7 

- 2 warehouses 

- 1 rain shelter 

- 1 meter room 

- 1 storeroom 

- 1 F.S. water tank 

- 1 F.S. pump room 

+ 4 

Height of 

Structures 

Not exceeding 5.5m 

(1 storey) 

Not exceeding 5.9m 

(1 storey)  

+0.4m 

Loading/ 1 (light goods vehicle) 1 (light goods vehicle) - 
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Unloading bay (3.5m x 7m) (3.5m x 7m) 

Operation 

Hours 

7:00am to11pm  

Mondays to Saturdays 

7:00am to11pm  

Mondays to Saturdays 

- 

 

Site Operations 

 

5.04 The warehouse is currently used for storage of electronic appliances. No dangerous goods will 

be stored within the Application Site. The hours of operation at the Application Site would 

remain the same as the previous application (No. A/NE-FTA/157), i.e. between 7:00am and 

11:00pm on Mondays to Saturdays, and there will be no operation on Sundays and public 

holidays.  

 

5.05 The Application Site is accessible from Man Kam To Road via a local track. Only light goods 

vehicles will be used to deliver the storage materials. There will be no change on vehicular trips 

to/from the Application Site for goods delivery (i.e. 3 to 4 trip per day). 

 

Boundary Fence 

 

5.06 The Application Site is currently fenced off by corrugated metal sheets of 2.5-3m high. The 

provision of boundary fencing of the previous application is considered satisfactory by the 

Planning Department for compliance with approval condition (a) (see Appendix B). The 

Applicants will maintain the existing fencing for the current application.  

 

Drainage Proposal 

 

5.07 The existing drainage facilities within the Application Site have been constructed for 

compliance with approval condition (b) of the previous planning application, including a 750mm 

drainage channel running along the western and southern boundaries of the Application Site to 

collect surface runoff from the Application Site and discharge to the existing underground drain. 

The submission and implementation of the drainage proposal were approved by Drainage 

Services Department (see Appendix C). The Applicants will maintain the drainage facilities for 

the current application.  

 

Landscape Proposal 

 

5.08 The submission and implementation of landscape proposal for compliance with approval 

condition (c) of the previous application were considered satisfactory by the Planning 

Department (see Appendix D). Some of the existing trees on site are dead. The Applicants will 

provide replacement plantings and provide routine horticultural maintenance for the tree 

planting should this application be approved. 
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Fire Service Installations Proposal 

 

5.09 The Applicants had provided FSIs including fire service water tank, pump room, fire pump 

control panel, hose reel system, fire alarm system, sand buckets, fire extinguishers, emergency 

lights, exit signs, etc. within the Application Site to the satisfaction of Fire Services Department 

for compliance with approval condition (d) of the previous application (see Appendix E). As the 

applied use (i.e. warehouse) will remain unchanged, the Applicants will maintain the FSIs for 

the current application.  

 

Environmental Consideration 

 

5.10 The following measures will be adopted to minimize any potential impact on the surrounding 

areas: 

(a)  Maintaining the 2.5-3m high boundary fence around the Application Site to minimize the 

dust, noise and visual impacts of the applied use; 

(b)   Replacing the dead trees and maintaining the landscape plantings on the Application Site;  

(c) Maintaining the drainage facilities on the Application Site: and 

(d) No open storage and workshop activities will be carried out within the Application Site. 

 

 

6. JUSTIFICATIONS 

 

In Line with the Planning Intention of “OU(PBU)” Zone 

 

6.01 According to the Fu Tei Au and Sha Ling OZP, the Application Site falls within “OU(PBU)” zone 

which is to cater for accommodating the anticipated increasing cross-boundary freight traffic, 

especially the parking of the container vehicles, including container trailers and tractors, and 

other port back-up uses.  The locality of the Application Site is recognized as an area to 

accommodate services supporting cross-boundary trade. With its geographical proximity to the 

boundary crossing, the applied use which is cater for the demand for cross-boundary trade is 

therefore in line with the planning intention of “OU(PBU)” zone. 

 

Meeting the Demand for Storage Space in the Northern Metropolis 

 

6.02 As part of the Government’s long-term development plan for Hong Kong, there will be a 

transformation of the northern part of the New Territories into a new international innovation and 

technology hub known as the Northern Metropolis. This project will require over 65% of existing 

brownfield operators to be relocated to facilitate high-rise and infrastructure development. It is 

estimated that the relocation of brownfield operators will create 30 million sq.ft. of demand for 

different types of industrial properties (Source: CBRE Research, March 2024).  

 

6.03 Due to the pressing demand for storage space near the boundary crossing area, its proximity to 

Man Kam To boundary crossing makes the Application Site an attractive choice for the 
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Applicants. The importance that this strategically located storage facility play in serving the 

cross-boundary trade, particularly in light of the current shortfall and gradually reduction of 

suitable port back-up land, should not be overlooked and deserves sympathetic consideration 

by the Board. The applied use would meet the genuine demand of storage space of the 

Applicants. 

 

Site with Previous Planning Approval for the Same Use 

 

6.04 The Board previously approved an application for the same applied use on the Application Site 

on 20.11.2015. The Board’s decision to approve the previous application on the same site and 

a number of similar port back-up uses in the vicinity indicates that the applied use is acceptable 

within the “OU(PBU)” zone. The current warehouse on the Application Site, which has been in 

operation for nearly 9 years, is well-established and various site improvement works had been 

implemented. There are no substantial changes in planning circumstances since the previous 

planning application was approved.  

 

Genuine Efforts in Compliance with All the Approval Conditions 

 

6.05 All approval conditions of the previous planning application (No. A/NE-FTA/157) had been 

complied with, including the provision of boundary fencing, submission and implementation of 

drainage, landscape and FSIs proposals. The required site improvement works had already 

been implemented and approved by the relevant Government departments, which indicates the 

Applicants’ determination in operating the applied use in a lawful manner. The Applicants will 

continue to seek approval of STW from the LandsD upon approval of this planning application.  

 

Compatible with Surrounding Land Uses 

 

6.06 The surrounding developments, which are mainly accommodated in low-rise temporary structures, 

include warehouses, open storage/storage yards, logistics centre, cargo handling and forwarding 

facility which are of a similar nature to the applied use.  In fact, similar storage and port back-up 

uses can be found to the east, west and northeast of the Application Site.  The applied use is 

therefore compatible with the surrounding land uses. 

 

Compliance with TPB PG-No. 13G 

 

6.07 The Application Site falls within the ‘Category 1’ area under TPB PG-No. 13G and is considered 

suitable for the development of open storage and port back-up uses. Favourable consideration 

will normally be given to applications within these areas. The applied use also complies with the 

following assessment criteria for applications for open storage and port back-up uses:  

 

(a) There are no sensitive receivers nearby; 

(b) The Application Site has good access to the strategic road network via Man Kam To 

Road; 



Lot 185RP (Part) in DD52,  
Fu Tei Au, Sheung Shui, New Territories 

 

TB/24/850 
10 

(c) Suitable fencing have been provided to minimize any potential visual intrusion;  

(d) All approval conditions of the previous application were complied with; 

(e) The applied use would not have any adverse drainage, traffic, visual or environmental 

impacts; and 

(f) The Application Site is not in a flood prone area and would not obstruct natural 

drainage channels and overland flow. 

 

No Adverse Environmental or Visual Impact 

 

6.08 Owing to the nature and scale of the applied use, no adverse noise, air pollution or visual 

impacts are anticipated. In addition, the noise impact will also be negligible as the warehouses 

are fully enclosed, and no workshop activities will be carried out on the premises. 

Notwithstanding the above, the entire site is hard paved and perimeter fencing had been 

provided to minimize the chance of noise and dust emissions from the Application Site. Hence, 

the potential environmental impact from the applied use is limited. 

 

No Adverse Drainage Impact 

 

6.09 There is an existing drainage system for the Application Site and there have been no flooding 

problems or relevant complaints over the past 9 years. It is conceived that the approval of this 

application would not change the drainage condition of the Site. As previously mentioned, the 

Applicants had provided drainage facilities on the Application Site to the satisfaction of 

Drainage Services Department. Therefore, no adverse drainage impacts are anticipated. 

 

No Additional Traffic Generated 

 

6.10 The applied use, as with most other passive storage facility, is not a high traffic generating use.  

The frequency of delivery trips to and from the Application Site will be similar to the previous 

application (about 3-4 trips per day) and the goods will be transported to and from the 

Application Site by light goods vehicles under 5.5 tonnes only. In this regard, no additional 

traffic will be generated from the Application Site and there will be no adverse traffic impact to 

the surrounding areas. 

 

Approval of Similar Applications 

 

6.11 As mentioned in Paragraph 4.05 above, a number of similar applications have been approved 

by the Board within the “OU(PBU)” zone under the Fu Tei Au and Sha Ling OZP. This indicates 

that the Application Site is suitable for warehouse use.  
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7. CONCLUSION  

 

7.01 The Application Site falls within “OU(PBU)” zone on the Fu Tei Au and Sha Ling OZP and, as 

evidenced by the existing surrounding land uses, has been a popular location for storage, 

warehouse and logistics uses. The Board has approved the same use on the Application Site 

and a number of similar applications within the “OU(PBU)” zone, indicating that such use is both 

compatible and suitable in land use terms. 

 

7.02 Compared with the previous application, there are no substantial changes in planning 

circumstances and the nature/operation of the applied use. The applied use is solely a storage 

facility, which does not involve any noise generating, visually intrusive or environmentally 

detrimental activities, such as open storage and workshops, and would not generate additional 

traffic. There is no complaint about the warehouse operation at the Application Site in the past. 

 

7.03 As the previous planning permission had already lapsed and the Applicants aim to seek 

approval of STW from LandsD to regularize the current use on the Application Site, the 

Applicant respectfully requests that the Board give favourable consideration and approve this 

application. 

 

Top Bright Consultants Ltd. 

August 2024 
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 Appendix A 

 Letter from the Lands Department dated 6.5.2024 

 

  





 

 

 

 

 

 

 

 Appendix B 

 Approval Letter for Compliance with Approval Condition (a) of the 
Previous Application 

 

  





 

 

 

 

 

 

 

 Appendix C 

 Approved Drainage Proposal and Approval Letter for Compliance with  
Approval Condition (b) of the Previous Application 

 

  







 

 

 

 

 

 

 

 Appendix D 

 Approved Landscape Proposal and Approval Letter for Compliance 
with Approval Condition (c) of the Previous Application 

 

  















 

 

 

 

 

 

 

 Appendix E 

 Approved Fire Service Installations Proposal and Approval Letter for  
Compliance with Approval Condition (d) of the Previous Application 
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(iii) Building height/No. 
of storeys 
建築物高度／層數 
 

Domestic 
住用   
 

m 米  
 (Not more than不多於) 

mPD 米(主水平基準上) 
 (Not more than不多於) 

Storeys(s) 層  
 (Not more than不多於) 

(Include包括/ Exclude不包括 
  Carport停車間 
  Basement地庫  
   Refuge Floor防火層 
   Podium平台) 

Non-domestic 
非住用 m 米  

 (Not more than不多於) 

mPD 米(主水平基準上) 
 (Not more than不多於) 

Storeys(s) 層  
 (Not more than不多於) 

(Include包括/ Exclude不包括 
  Carport停車間 
  Basement地庫  
   Refuge Floor防火層 
   Podium平台) 

Composite 
綜合用途 

m 米  
 (Not more than不多於) 

mPD 米(主水平基準上) 
 (Not more than不多於) 

Storeys(s) 層  
 (Not more than不多於) 

(Include包括/ Exclude不包括 
  Carport停車間 
  Basement地庫  
   Refuge Floor防火層 
   Podium平台) 

(iv) Site coverage 
上蓋面積   %           About 約 

(v) No. of units 
單位數目  

(vi) Open space 
休憩用地 
 

Private私人 sq.m 平方米  Not less than 不少於  

Public公眾 sq.m 平方米  Not less than 不少於  

For Form No. S.16-I S.16-I

✓

✓1

2 - 5.9

NA

NA

NA

NA

56

NA

NA

NA

NA

NA

NA
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Warehouse (excluding Dangerous Goods Godown) in “Other Specified Uses”  

annotated “Port Back-up Uses” Zone at Lot 185RP(Part) in DD52, 

Fu Tei Au, Sheung Shui, New Territories 

(Application No. A/NE-FTA/252) 

 

With reference to the comments suggested by the Environmental Protection Department 

and the Public comment received dated 20.9.2024, we would like to submit herewith 

our responses for your consideration. 

 

Comments from the Environmental Protection Department 

Please confirm any toilets proposed within the site and the sewage treatment disposal 

method. 

 

Our Response: 

No toilet is proposed within the application site as the site will only be used for storage 

purposes and on-site staff will use the public toilet (a public toilet - Wa Shan Tsuen 

Public Toilet is located about 250 m to the southeast of the application site). 

 

 

Public comment 

投訴 A/NE-FTA/252 隱瞞申請內容。上水華山 39 號實為迷你倉。規劃申請及政

府部門的要求是否同普通倉庫一樣?規劃署、城規會、消防局必須注視這案件。 

 

Our Response: 

Two warehouses in the application site are currently vacant and the Applicant is 

committed to conducting the development proposal in an environmentally friendly and 

sustainable manner.  As such, the operators at the application site will comply with all 

applicable laws, rules and regulations, and planning conditions as imposed by the Board 

to ensure that this objective is met. 
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Proposed Warehouse (excluding Dangerous Goods Godown) in “Other Specified Uses” annotated “Port Back-up Uses” Zone at  

Lot 185RP(Part) in DD52, Fu Tei Au, Sheung Shui, New Territories 

(Application No.: A/NE-FTA/252) 

 

Dated 4.12.2024 Page 1 of 2 Top Bright Consultants Ltd 

 

Responses to Departmental Comments 

Departmental Comments Responses 

A District Lands Officer (North), Lands Department [Email dated 29.11.2024] 

(Contact Person: Mr. M. F. FAN      Tel: 2675 1745) 

1 The application 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 application site. 

 

Noted. 

2. 

 

The application site is already being used for the uses under the application. Noted. 

3. I must point out that the following irregularity covered by the subject planning 

application has been detected by this office: 

 

 

 Unauthorised structures within the said private lot covered by the 

planning application  
 

There are unauthorised structures on the private lot. 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 Application Site is the subject of a previous planning application 

(No. A/NE-FTA/157) for the same applied use (Warehouse (Excluding 

Dangerous Goods Godown) which was approved by the Town Planning 

Board (the “Board”) on 20.11.2015. All approval conditions of the 

previous application had been complied with. Upon approval of the 

previous application, the Applicants had applied to the Lands 

Department (LandsD) for a Short Term Waiver (STW) in 2016. 

 

On 6.5.2024, the Applicants were informed by the LandsD that the STW 

application cannot be proceeded as the validity period of the previous 

planning application has been lapsed on 20.11.2019. The current 

planning application is an action taken by the Applicant to rectify the 

unauthorized structures on the subject lot. Upon approval of the current 

application, the Applicants will follow up with LandsD on the issuance 

of the STW. 
 



Proposed Warehouse (excluding Dangerous Goods Godown) in “Other Specified Uses” annotated “Port Back-up Uses” Zone at  

Lot 185RP(Part) in DD52, Fu Tei Au, Sheung Shui, New Territories 

(Application No.: A/NE-FTA/252) 

 

Dated 4.12.2024 Page 2 of 2 Top Bright Consultants Ltd 

 

Departmental Comments Responses 

4. If the planning application is approved, the lot owner shall apply to this office 

for a Short Term Waiver (STW) to permit the structures erected within the said 

private lot. The application for STW will be considered by the Government in 

its capacity as a landlord on whole lot basis 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 erection of unauthorised structure and administrative fee as considered 

appropriate by LandsD. Besides, given the proposed use is temporary in 

nature, onlv erection of temporary structures will be considered. 

 

Noted. 
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Previous s.16 Application 

Approved Application 

Application No. Uses/Developments 
Date of 

Consideration 

A/NE-FTA/157 
Proposed Warehouse (excluding Dangerous Goods 

Godown) 
20.11.2015 
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Similar s.16 Applications for Temporary Warehouse/Logistics Warehouse 

within the “Other Specified Uses” annotated ‘Port Back-up Uses’ zone in the 

vicinity of the Site in Fu Tei Au and Sha Ling Area 

Approved Applications 

Application No. Uses/Developments 
Date of 

Consideration 

A/NE-FTA/189 * 
Proposed Temporary Logistics Warehouse 

for a Period of 3 Years 

17.5.2019 

(Revoked on 17.10.2021) 

A/NE-FTA/211 * 
Proposed Temporary Logistics Warehouse 

for a Period of 3 Years 

4.3.2022 

(Revoked on 4.12.2023) 

A/NE-FTA/235 
Proposed Temporary Warehouse for Construction 

Materials and Equipment for a Period of 3 Years 

27.10.2023 

(Revoked on 27.4.2024) 

A/NE-FTA/236 * 
Proposed Temporary Logistics Warehouse 

for a Period of 3 Years 
26.1.2024 

 

Remarks 
*: The application nos. A/NE-FTA/189, A/NE- FTA/211 and A/NE- FTA/236 involved the same site. 
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Recommended Advisory Clauses 

 

(a) to note the comments of the District Lands Officer/North, Lands Department (DLO/N, LandsD) 

that: 

(i) the application site (the 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 Site; 

 

(ii) the following irregularities covered by the subject planning application have been detected 

by her office: 

 

 Unauthorised structures within the said private lot covered by the planning application 

 

there are unauthorised structure on the private lot.  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; and 

 

(iii) the lot owner shall apply to her office for a Short Term Waiver (STW) to permit the 

structures erected within the said private lot.  The application for STW will be considered 

by the Government in its capacity as a landlord on a whole lot basis 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 of the 

erection of unauthorised structure and administrative fee as considered appropriate to be 

imposed by LandsD; 

 

(b) 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; 

(c) to note the comments of the Director of Environmental Protection (DEP) that the applicants 

should follow the latest “Code of Practice on Handling the Environmental Aspects of Temporary 

Uses and Open Storage Sites” issued by the Environmental Protection Department (EPD) to 

minimise potential environmental nuisance to the surrounding area; 

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

(CE/MN, DSD) that: 

(i) the Site is in an area where no public sewerage connection is available; and 

(ii) to note the following general requirements of the drainage proposal: 

 surface channel with grating covers should be provided along the site boundary; 

 a drainage plan should be provided clearly showing the size, levels and routes of the 

proposed drainage.  The details (invert level, gradient, general sections etc.) of the 

proposed drain/surface channel, catchpits and the discharge structure shall be provided; 

 the cover levels of proposed channels should be flush with the existing adjoining 

ground level; 
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 a catchpit with covers should be provided where there is a change of direction of the 

channel/drain.  The details of the catchpit with covers shall be provided; 

 catchpits with sand trap shall be provided at the outlets of the proposed drainage 

system.  The details of the catchpit with sand trap should be provided; 

 to check and ensure that the existing drainage downstream to which the proposed 

connection will be made have adequate capacity and satisfactory condition to cater for 

the additional discharge from the Site.  The applicants should also ensure that the flow 

from the Site will not overload the existing drainage system; 

 where walls are erected or kerbs are laid along the boundary of the same, peripheral 

channels should be provided on both sides of the walls or kerbs, and/or adequate 

openings should be provided at the walls/kerbs to allow existing overland flow passing 

through the Site to be intercepted by the drainage system of the Site with details to be 

agreed by DSD, unless justified not necessary; 

 all existing flow paths as well as the run-off falling onto and passing through the Site 

should be intercepted and disposed of via proper discharge points.  The applicants 

shall also ensure that no works, including any site formation works, shall be carried 

out as may adversely interfere with the free flow condition of the existing drains, 

channels and watercourses on or in the vicinity of the Site any time during or after the 

works; 

 the proposed drainage works, whether within or outside the site boundary, should be 

constructed and maintained properly by the applicants and rectify the system if it is 

found to be inadequate or ineffective during operation at his/her own expense;  

 for works to be undertaken outside the lot boundary, the applicants should obtain prior 

consent and agreement from DLO/N, LandsD and/or relevant private lot owners; 

 to make good all the adjacent affected areas upon the completion of the drainage works; 

 to allow all time free access for the Government and its agent to conduct site inspection 

on his completed drainage works; 

 the applicants and the successive lot owners shall allow connections from the adjacent 

lots to the completed drainage works on GL when so required; and 

 photos should be submitted clearly showing the current conditions of the area around 

the Site, the existing drainage/flowpaths around the Site, the proposed drainage from 

the Site to the downstream existing watercourse and the existing watercourse at about 

20m intervals.  The locations of the camera and the direction of each photo should 

also be indicated on a plan; 

(e) to note the comments of the Chief Engineer/Construction, Water Supplies Department (CE/C, 

WSD) that: 

(i) the Site encroaches upon the 15m-wide Waterworks Reserve (WWR) shown in the Mains 

Record Plan (MRP) (Attachment 1) for 2000mm trunk water mains, the Site boundary 

should be revised to exclude the existing 15m-wide WWR to avoid causing difficulty to 

the maintenance and repair works.  If this request could not be entertained, the following 

conditions shall also be imposed: 
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 no structure shall be erected over this Waterworks Reserves and such area shall not be 

used for storage purposes except with the prior written consent of the Water Authority; 

 no tree planting shall be permitted within the Waterworks Reserves except with the 

prior written consent of the Water Authority; 

 for the protection of existing Government water mains, no blasting or pile driving 

works shall be carried out within the Waterworks Reserves except with the prior 

written consent of the Water Authority; 

 the applicants shall indemnify and keep indemnified the Government from and against 

all liability, damages, expenses, claims, costs, demands, charges, actions and 

proceedings of whatsoever nature the grantee/applicant, his servants, workmen and 

contractors in connection with any damage to the existing Government water mains; 

 the Water Authority and his officers and contractors, his or their workmen shall have 

free access at all times to the said area with necessary plants and vehicles for the 

purpose of laying, repairing and maintenance of water mains.  All other services across, 

through or under the waterworks reserve are required to seek authorization from the 

Water Authority; and 

 the Government shall not be liable to any damage whatsoever and howsoever caused 

arising from burst or leakage or the public water mains within and in close vicinity of 

the Site; 

(f) 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 applicants should submit relevant layout plans 

incorporated with the proposed FSIs to his satisfaction.  In addition, the applicants 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; 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 

(g) 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 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 seven structures had been proposed in the application.  Before any new 

building works are to be carried out on the Site, prior approval and consent of the BA should 

be obtained unless they are exempted building works, designated exempted works or minor 

works commenced under the simplified requirements under the BO.  Otherwise they are 
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unauthorized building 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 storage, office, canteen or other uses are 

considered as temporary buildings are subject to the control of Part VII of the B(P)R; 

(vi) the applicant’s attention is drawn to the headroom of the storey not being excessive, 

otherwise gross floor area of the storey will be considered double counting under regulation 

23(3)(a) of the B(P)R subject to justification; 

(vii) the applicant’s attention is drawn to the provision under regulations 40 and 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) detailed checking under the BO will be carried out at building plan submission stage. 



Attachment 1
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