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Table 1: Responses to Comments from Various Government Departments on Planning Application No. A/NE-KLH/605 (9 March, 2022) 

COMMENTS RESPONSES 

1. Environmental Protection Department   

(a) We noted that there’s domestic structure at around 20m 

away from the application site, please check with the 

applicant if the proposal will generate traffic of heavy 

vehicles and apply the Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open 

Storage Sites” (COP). 

(a) As mentioned in Paragraph 4.4 of our Planning Statement, only light 

goods vehicles (under 5.5 tonnes) will be used for delivery of the storage 

materials. The proposed operation hours will be restricted to 9am to 6pm 

from Mondays to Saturdays and the number of trips generated from the 

Application Site will not be more than 2 trips per day. Therefore, it will 

not cause noise nuisances to nearby residents. The Application Site was 

approved for similar storage uses by the Town Planning Board for 3 times 

since 2015, no environmental complaints were received in the past. The 

Applicant will follow the latest “Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites” 

issued by EPD to minimize potential environmental nuisance to the 

surrounding area. 

    

2. Lands Department   

(a) A recent inspection revealed that 1 temporary structure 

was found erected on the Site without LandsD’s approval. 

The total Built-over-area (BOA) of temporary structure 

was found to be about 508.6m
2
 (about) and part of it 

(about 3.05m
2
) was out of the Application Site.  This 

deviated from the BOA of 497m
2
 as indicated in the 

planning application.  The applicant is required to clarify 

this issue with the TPB. 

(a) We would like to clarify that the total BOA is about 508.6m
2
. With respect 

to the existing site condition, part of the temporary structure encroaches 

on the adjoining Government land (Please refer to the revised Lot Index 

Plan (Figure 2A), Indicative Layout Plan (Figure 4A) and Landscape and 

Tree Preservation Proposal (Figure 5A) attached). The updated 

development parameters are shown as follows: 

 

Location: Lots 617 S.B ss.1 and 618 S.B RP (Part) in 

D.D. 9 and Adjoining Government Land, Nam 

Wa Po, Kau Lung Hang, Tai Po, N.T. 
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COMMENTS RESPONSES 

Application Area: About 516.05m
2
 (including 3.05m

2
 

Government land) 

Total Built-over Area: About 508.6m
2
 

 

    

3. Transport Department   

 Please find our comments to the application below:   

(a) The applicant should advise and substantiate the traffic 

generation and attraction from/to the site; 

(a) As the scale of development is small, the number of trips generated from 

the Application Site will not be more than 2 trips per day during off-peak 

hours (i.e. between 10:00-11:00 and 3:00-4:00). As no parking spaces will 

be provided, staff will take public transport to the Application Site. With 

no major change in business and the warehouse at the Application Site 

since the approval of last application, the increase in traffic volume on the 

existing road should be minimal and could be absorbed by the existing 

road. Therefore, no adverse traffic impact is anticipated. 

 

(b)  The applicant should illustrate on a layout plan the 

proposed parking provision and loading/unloading spaces 

of the site; 

(b) No parking space will be provided at the Application Site. 

Loading/unloading by light goods vehicle will be conducted within the 

warehouse. The light goods vehicles will leave the Application Site 

immediately after loading/unloading. 

 

(c) The applicant shall advise if container vehicles would be 

used; 

(c) Only light goods vehicles (under 5.5 tonnes) will be used for delivery of 

the storage materials. No container vehicle will be used. 

 

(d) The applicant shall demonstrate the satisfactory 

manoeuvring of vehicles entering to and exiting from the 

subject site, manoeuvring within the subject site and 

into/out of the parking and loading/unloading spaces, 

(d) Please refer to the swept path analysis at Figures 6A and 6B. The swept 

path analysis demonstrates that there are smooth manoeuvring of vehicles 

entering to and existing from the Application Site and sufficient space 

within the Application Site for manoeuvring of vehicles.  
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COMMENTS RESPONSES 

preferably using the swept path analysis; 

 

(e) The applicant shall advise the management/control 

measures to be implemented to ensure no queuing of 

vehicles outside the subject site; and 

 

(e) Only one light goods vehicle is allowed to enter the Application Site at 

one time. According to the current operation, there are 2 trips generated 

by the light goods vehicles daily during off-peak hours (i.e. between 

10:00-11:00 and 3:00-4:00). Therefore, the amount of traffic is in control 

and no vehicles have to queue back to public road or reverse onto/from 

the public road and the loading/unloading area is sufficient for using by 

light goods vehicles. 

 

(f)  The village road connecting to the site and Tai Wo Service 

Road West is not managed by this department. The 

management and maintenance party of the village road 

should be consulted. 

 

(f) Noted. 
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Extract of Town Planning Board Guidelines No. 10 on
Application for Development within “Green Belt” (“GB”) Zone

under Section 16 of the Town Planning Ordinance (TPB PG-No.10)

(a) there is a general presumption against development (other than redevelopment) in a “GB”
zone. In general the Board will only be prepared to approve applications for development
in the context of requests to rezone to an appropriate use;

(b) an application for new development in a “GB” zone will only be considered in
exceptional circumstances and must be justified with very strong planning grounds. The
scale and intensity of the proposed development including the plot ratio, site coverage and
building height should be compatible with the character of surrounding areas;

(c) the design and layout of any proposed development should be compatible with the
surrounding areas. The development should not involve extensive clearance of existing
natural vegetation, affect the existing natural landscape, or cause any adverse visual
impact on the surrounding environment;

(d) the vehicular access road and parking provision proposed should be appropriate to the
scale of the development and comply with relevant standards. Access and parking should
not adversely affect existing trees or other natural landscape features. Tree preservation
and landscaping proposals should be provided;

(e) the proposed development should not overstrain the capacity of existing and planned
infrastructure such as sewerage, road and water supply. It should not adversely affect
drainage or aggravate flooding in the area;

(f) the proposed development must comply with the development controls and restrictions of
areas designated as water gathering grounds (WGG);

(g) the proposed development should not overstrain the overall provision of G/IC facilities in
the general area; and

(h) the proposed development should not be susceptible to adverse environmental effects
from pollution sources nearby such as traffic noise, unless adequate mitigating measures
are provided, and it should not itself be the source of pollution.
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Previous s.16 Applications covering the Application Site

Approved Applications

Application No. Use / Development Date of Consideration

A/NE-KLH/48 Temporary Open Storage
of Ceramic Tiles

29.12.1995
(Review)

(for a period of 12 months)

A/NE-KLH/139
Open Storage of Ceramic Tiles

for a Temporary Period
of 12 Months

19.12.1997
(for a period of 12 months)

A/NE-KLH/202
Temporary Open Storage

of Ceramic Tiles
for a Period of 3 Years

3.12.1999
(for a period of 3 years)

A/NE-KLH/313
Temporary Warehouse

for Storage of Ceramic Tiles
for a Period of 3 Years

13.6.2003
(for a period of 3 years)

A/NE-KLH/373
Temporary Warehouse

for Storage of Ceramic Tiles
for a Period of 3 Years

5.9.2008
(for a period of 3 years)

A/NE-KLH/420
Temporary Warehouse

for Storage of Ceramic Tiles
for a Period of 3 Years

15.10.2010
(for a period of 3 years)

A/NE-KLH/447
Temporary Warehouse

for Storage of Construction Materials
for a Period of 3 Years

7.12.2012
(for a period of 3 years)

A/NE-KLH/525
Temporary Warehouse

for Storage of Recreational Equipment
for a Period of 3 Years

7.4.2017
(Revoked on 7.7.2019)
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Similar s.16 Applications in the vicinity of the Site and
within the same “Green Belt” Zone
on the Kau Lung Hang Outline Zoning Plan in the Past Five Years

Approved Application

Application No. Use / Development Date of Consideration

A/NE-KLH/584
Temporary Warehouse with

Ancillary Office for a Period of 3 Years
1.9.2020

(for a period of 3 years)
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Government Departments’ General Comments

1. Land Administration

Comments of the District Lands Officer/Tai Po, Lands Department (DLO/TP, LandsD):

� no objection to the application; and

� in connection with the previous planning application no. A/NE-KLH/525, an invitation
letter for Short Term Waiver (STW) application against the subject lots were issued on
12.11.2018 by LandsD. Valid STW application was received from the lots owner on
19.3.2019. The development parameters and conditions of the proposed STW was in
accordance with those in the planning application. In processing the STW application,
strong local objection was received by LandsD on 28.3.2019. The objection was mainly
about planning intention, traffic condition and road safety.

2. Traffic

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

� no in-principle objection to the application; and

� according to the FI submitted by the applicant, there is adequate loading/unloading and
manoeuvring spaces at the Site and provision of traffic management measures to avoid
queuing of vehicles outside the Site.

3. Nature Conservation

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

� the Site is occupied by an existing structure. He has no strong view on the application.

4. Environment

Comments of the Director of Environmental Protection (DEP):

� according to the Planning Statement, the temporary warehouse is for storage of
exhibition equipment, loading and uploading of goods will be conducted via light goods
vehicles, and no workshop activities will be carried out in the application site.  The
operation hours are from 9am to 6pm from Mondays to Saturdays; In view of the above,
we would have no objection to the application; and

� there is no environmental complaint related to the Site in the past three years.
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5. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD):

� no objection to the application from the urban design and landscape planning
perspective as no significant landscape impact arising from the temporary development
is anticipated; and

� the Site is situated in an area of settled valleys landscape character comprising of Small
Houses, temporary structures, clusters of tree groups, expressway at the east and
woodland at the further west. It is occupied by a large temporary structure with some
trees of common species in close proximity to the western boundary. According to the
Landscape and Tree Preservation Proposal, all existing trees are proposed to be retained,
hence, significant adverse impact on existing landscape resources arising from the
applied use is not anticipated;

� according to the record, a planning application No. A/NE-KLH/584 in close proximity
to the Site within the same “GB” zone for similar temporary warehouse use was
approved by the Board in 2020.  The applied use under the current application is
considered not entirely incompatible with the surrounding environment of the Site; and

� the Site is not abutting major public frontage and adverse landscape impact arising from
the development is not anticipated. Should the Board approve the application, it is
considered not necessary to impose a landscape condition as the effect of additional
landscaping on enhancing the quality of public realm is not apparent.

6. Drainage

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

� if the application is approved, an approval condition on the maintenance of existing
drainage facilities for the Site is required to ensure that it will not cause adverse drainage
impact to the adjacent areas [to be confirmed with DSD];

7. Fire Safety

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

� no in-principle objection to the application subject to FSIs being provided to his
satisfaction.

8. Building Matters

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

� no objection to the application.
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9. Water Supply

Comments of the Chief Engineer/Construction, Water Supplies Department (CE/C, WSD):

� no objection to the application; and

� the Site is located within WSD upper indirect water gathering grounds and encroaches
upon the 120m blasting limit and 30m WSD reserve of the tunnel for Plove Cove Tau
Pass Culvert.  The applicant should implement measures to safeguard the quality in
water gathering grounds and integrity of the tunnel.

10. Other Departments

The following departments have no comments on the application:

� District Officer (Tai Po), Home Affairs Department

� Chief Highway Engineer/New Territories East, Highways Department;

� Chief Engineer 3/Major Works, Major Works Project Management Office, Highways
Department;

� Commissioner of Police;

� Head of Geotechnical Engineering Office, Civil Engineering and Development
Department; and

� Project Manager/North, Civil Engineering and Development Department.
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Recommended Advisory Clauses

(a) prior planning permission should have been obtained before commencing the applied use
at the application site;

(b) shorter compliance periods are imposed to monitor the progress of compliance. Should
the applicant fail to comply with the approval conditions resulting in the revocation of the
planning permission, sympathetic consideration may not be given to any further
application;

(c) to note the comments of the District Lands Officer/Tai Po, Lands Department (DLO/TP,
LandsD) that:

� the Site consists of two private lots in D.D. 9. The private lots are held under the Block
Government Lease demised for agricultural purpose. No structure shall be erected
thereon without the prior approval from LandsD;

� a recent inspection revealed that a temporary structure was found erected on the Site
without LandsD’s approval. The lots owner is required to clear any unauthorized
structures on the Site immediately unless they are covered by valid approval.
Otherwise, appropriate enforcement action would be taken in due course;

� if the planning application is approved, the owner of the lots concerned shall apply to
her office for a Short Term Waiver (STW) if he wishes to erect structures on the lots.
The applications for STW will be considered by government in its landlord’s capacity
and there is no guarantee that they will be approved. If the STW is approved, it will
be subject to such terms and conditions to be imposed including payment of waiver
fee/rent and administrative fees as considered appropriate by her office;

� proposed ingress/egress is on unallocated Government land. The maintenance and
management responsibility of the said Government Land should be sorted out with the
relevant Government departments, prior to making use of it for proposed
ingress/egress purpose. Further, neither occupation nor works of any kind thereon is
allowed without the prior approval from LandsD; and

� there is no guarantee to the grant of a right of way to the Site or approval of the EVA
thereto;

(d) to note the comment of the Commissioner for Transport (C for T) that the village road
connecting to the Site and Tai Wo Service Road West is not managed by TD and the
applicant should seek comment from responsible party;

(e) to note the comments of the Director of Environmental Protection (DEP) that should the
application be approved, the applicant should follow all requirements and mitigation
measures in EPD’s latest“Code of Practice on Handling the Environmental Aspects of
Temporary Uses and Open Storage Sites” ;

(f) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that:
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� the applicant should have its own stormwater collection and discharge system to cater
for the runoff generated within the Site and overland flow from the surrounding of the
Site, e.g. surface channel of sufficient size along the perimeter of the Site; sufficient
openings should be provided at the bottom of the boundary wall/ fence to allow surface
runoff to pass through the Site if any boundary wall/ fence are to be erected. Any
existing flow path affected should be re-provided. The applicant should neither
obstruct overland flow nor adversely affect the existing natural streams, village drains,
ditches and the adjacent areas. The applicant is required to maintain the drainage
systems properly and rectify/modify the nearby existing/original drainage system if
they are found to be inadequate or ineffective to accommodate the additional runoff
arisen from the development of the Site. The applicant shall also be liable for and shall
indemnify claims and demands arising out of damage or nuisance caused by failure or
ineffectiveness of the modified drainage system caused by their works;

� there are existing public sewers in the vicinity of the Site but the feasibility of sewerage
connection is subject to the invert level of discharge connection pipe leading from the
Site.  The applicant shall demonstrate the technical feasibility of sewerage connection.
Should the applicant choose to dispose of the sewage of the proposed development
through other means, views and comments from EPD should be sought; and

� written consent(s) from relevant lot owner(s) and/or LandsD’s permission for laying
new drains/channels and/or modify/upgrading existing ones outside the Site or on
government land (where required) should be sought;

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

� the applicant should submit relevant layout plans incorporated with the proposed fire
services installations (FSIs) for his approval. The layout plans should be drawn to
scale and depicted with dimensions and nature of occupancy; the location of where
the proposed FSIs to be installed should be clearly marked on the layout plans; and
good practice guidelines for open storage should be adhered to; and

� if the proposed structure(s) is required to comply with the Buildings Ordinance
(Cap.123), detailed fire safety requirements will be formulated upon receipt of formal
submission of general building plans;

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

� if the existing structures (not being a New Territories Exempted House) are erected on
leased land without approval of the Buildings Department (BD), they are Unauthorized
Building Works (UBW) under the Buildings Ordinance (BO) and should not be
designated for any approved use under the application;

� for UBW erected on leased land, enforcement action may be taken by the BD to
mobilize their removal in accordance with 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 UBW on the Site under the BO;

� before any new building works (including containers/open sheds as temporary
buildings) are to be carried out on the Site, prior approval and consent of the BD should
be obtained, otherwise they are UBW. An Authorized Person (AP) should be appointed
as the co-ordinator for the proposed building works in accordance with the BO;
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� the Site shall be provided with means of obtaining access thereto from a street and
emergency vehicular access in accordance with Regulations 5 and 41D of the Building
(Planning) Regulation respectively; and

� if the Site does not abut on a specified street of not less than 4.5m wide, its permitted
development intensity shall be determined under Regulation 19(3) of the Building
(Planning) Regulation at building plan submission stage;

(i) to note the comments of the Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD) that:

� the applicant should comply with the following requirements to safeguard raw water
quality in water gathering grounds:

(a) only dry-type portable toilet facilities with regular desludging schedules are
allowed. The sludge must be disposed of properly outside the water gathering
grounds. Portable toilets shall be kerbed on all sides and located at least 30m
away from watercourses;

(b) all waste and sludge arising from the Site shall be disposed of properly
outside the gathering grounds;

(c) site formation, construction and drainage plans shall be submitted to WSD
for approval;

(d) no discharge of effluent within the gathering grounds shall be allowed
without the prior approval from WSD. Any effluent discharged from the
subject site at points within gathering grounds must comply with standards
for effluents discharged into Group A Inland Waters as stipulated in Table 3
and paragraph 8.4 of the Technical Memorandum on Effluent Discharge
Standards;

(e) no chemicals including fertilizers shall be used without the prior approval
from WSD. Details of types, nature, quantity and point of application are
required for consideration by WSD;

(f) the storage and discharge of pesticide or toxicant, flammable or toxic solvents
petroleum oil or tar and other toxic substances are strictly prohibited within
the gathering grounds;

(g) drainage taps such as grease traps, petrol interceptors shall be installed and
shall be under proper maintenance. The drainage traps shall have sufficient
capacity to ensure the proper collection and disposal of fuel, lubricants and
chemicals arising from the subject site;

(h) should pollution be detected in future due to the proposed development,
immediate remedial action to clear the pollution must be taken by the
applicant;

(i) oil league and spillage are not allowed within WGG at all time; and

(j) the warehouse and its associated storage activities shall be located away from
any water courses as far as possible;
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� the applicant should comply with the following requirements to safeguard the integrity
of the tunnel for Plover Cove Tau Pass Culvert:

(a) no building development shall be allowed within the part of the site that falls
within the waterworks reserve;

(b) no blasting, drilling or poling shall be permitted within the tunnel reserve and
no blasting zone of Tau Pass Culvert;

(c) no well shall be sunk within the tunnel reserve and no blasting zone of Tau
Pass Culvert;

(d) the applicant shall before carrying out any excavation work in the area within
the tunnel reserve and no blasting zone of Tau Pass Culvert submit his
proposal for such excavation work in writing to WSD for approval in all
aspects, and shall not carry out any work whatsoever until WSD has given
written approval to such excavation work, and comply with any requirement
of the WSD in respect of the said excavation work; and

(e) in the event that as a result or arising out of any development of the Site or
any part thereof, any subsidence of the ground occurs at any time, the
applicant shall indemnify the Government against all actions, claims and
demand arising out of any damage or nuisance to private property caused by
such subsidence.
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