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Executive Summary 

 

This planning statement is submitted to the Town Planning Board (the “Board”) in support of a planning 

application for Proposed Temporary Warehouse and Open Storage of Construction Materials for a 

Period of 3 Years at Lots 1445 S.B ss.2, 1445 S.B RP, 1489, 1490, 1492 and 1494 in D.D. 76 and 

Adjoining Government Land, Ng Uk Tsuen, Sha Tau Kok Road, Fanling, N.T. (“the Application Site”).  

 

The Application Site, covering an area of about 4,064 sq.m. (including Government Land of about 263 

sq.m.), falls within an area zoned “Agriculture” (“AGR”) on the Approved Lung Yeuk Tau & Kwan Tei 

South Outline Zoning Plan (OZP) No. S/NE-LYT/19 gazetted on 16.12.2022. According to the Notes 

of the OZP, ‘Warehouse’ and ‘Open Storage’ are neither Column 1 nor Column 2 use of the “AGR” 

zone, and temporary use or development of any land or building not exceeding a period of three years 

requires planning permission from the Board. 

 

The Application Site, or part of it, is the subject of 3 previous approved applications. The last 

application (No. A/NE-LYT/741) was approved for temporary public vehicle park for private cars and 

medium goods vehicles and warehouse for storage of construction materials on 10.9.2021 for a period 

of three years. The Application Site is currently being used as a public vehicle park. The Applicants 

intend to convert the Application Site into a warehouse and open storage of construction materials for 

their business operation.  

  

The proposed development will erect a 2-storey (height: about 12m) warehouse for storage of 

construction materials with a floor area of about 3,144 sq.m at the southern portion of the Application 

Site. Another 2-storey (height: about 12m) warehouse with an ancillary site office of about 380 sq.m. 

will be proposed at the northern portion. Each warehouse will be equipped with a 1-storey washroom 

(height: about 3m) of about 15 sq.m. A 1-storey (height: about 3m) meter room of about 15 sq.m. will 

be erected next to the proposed warehouse. The open area of the Application Site will then be used 

for open storage of construction materials and vehicle manoeuvring.  

 

The ingress/egress point will be at the western boundary connecting Sha Tau Kok Road – Ma Mei Ha 

with 8m in width. There will be 2 loading/unloading spaces (3.5m x 16m) for container vehicles / 

medium goods vehicles and 3 private car parking spaces for staff/visitors (2.5m x 5m). The operation 

hours of the Application Site are between 8am to 7pm from Mondays to Saturdays. There will be no 

operation on Sundays and public holidays. To minimize any potential noise and environmental impacts 

to the surrounding area, no workshop activities will be conducted within the Application Site. 

 

The justifications of this application are:  

1. The proposed development caters for the demand of warehouse and open storage facilities; 

2. The Application Site is unsuitable for agricultural rehabilitation; 

3. The proposed development allows optimization of valuable land resources;  

4. The Application Site has previous planning approval for similar warehouse use;   

5. The proposed development is in compliance with TPB PG-No. 13G;  

6. The proposed development is considered not incompatible with surrounding land uses; and 

7. The proposed development will not generate adverse traffic, drainage and environmental impacts 

on the surrounding areas. 

 

In view of the justifications as presented in this planning statement, it is hoped that members of the 

Board and relevant Government departments will approve this application for a period of 3 years. 



 

行政摘要 

 

此規劃報告書向城市規劃委員會(“城規會”)呈交，旨在支持在新界粉嶺沙頭角公路

吳屋村丈量約份第 76 約地段第 1445號 B分段第二小分段、第 1445號 B分段餘段、

第 1489號、第 1490號、第 1492號、第 1494號及毗連政府土地 (“申請地點”)，作為

期三年的臨時貨倉和露天存放建築材料(“擬議發展”)的規劃申請。 

 

   申請地點的面積約 4,064平方米 (包括政府土地約 263平方米)，座落於在 2022年

12月 16日刊憲的龍躍頭及軍地南分區計劃大綱核准圖（圖則編號：S/NE-LYT/19）上

的「農業」地帶。根據該大綱圖的註釋，「貨倉」和「露天貯物」皆不屬「農業」地帶

內的第一欄或第二欄用途，然而不超過三年土地或建築物的臨時用途或發展，須先向

城規會提出申請。 

 

   申請地點或其部分涉及 3 宗規劃許可。最後一次申請 (申請編號：A/NE-LYT/741)

於 2021 年 9 月 10 日獲批用作臨時公眾停車場 (私家車及中型貨車) 和貨倉存放建築

材料，為期三年。申請地點現時用作公眾停車場。申請人計劃將申請地點用途改為臨

時貨倉和露天存放建築材料。 

 

擬議發展將於申請地點南面興建一個樓面面積約 3,144 平方米以及其高度不超過

12米的兩層高貨倉，用作存放建築材料。申請地點的北面亦會興建一個樓面面積約 380

平方米以及其高度不超過 12米的兩層高貨倉及附設辦公室。該兩個貨倉內亦會各自設

有一座面積約 15平方米的洗手間(約 3米高)。此外，於擬議貨倉旁會提供一座電錶房 

(面積約 15平方米，約 3米高)。申請地點的露天位置將會用作露天存放建築材料及供

車輛移動。 

 

申請人會沿用現時申請地點西面的出入口(約 8米闊)，連接沙頭角公路馬尾下段。

申請地點亦設有 2個貨櫃車/中型貨車上落貨位 (3.5 米 x 16米)和 3個供職員/訪客使

用的私家車停車位 (2.5 米 x 5 米)。擬議發展的營運時間為星期一至星期六上午 8 時

至下午 7時，星期日及公眾假期不會運作。為減少擬議發展對附近地方的潛在噪音及

環境影響，申請地點內不會進行任何工場活動。  

 

本規劃申請的理據為： 

1. 擬議發展將滿足區內對貨倉及露天貯物設施的需求； 

2. 申請地點不適合用作農業復耕； 

3. 擬議發展可有效利用寶貴的土地資源； 

4. 申請地點之前獲同類貨倉用途的規劃許可； 

5. 擬議發展符合城規會指引編號 13G； 

6. 擬議發展與周邊土地用途兼容；及 

7. 擬議發展不會對附近地方構成不良的交通、排水及環境影響。 

 

基於本規劃報告書所述的理據，敬希 各城規會委員及有關政府部門能批准此項申

請，作為期三年的臨時用途。 
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1.   Introduction 

 

1.1 Purpose 

 

Pursuant to Section 16 of the Town Planning Ordinance, this Planning Statement Report is 

submitted to the Town Planning Board (“the Board”) in support of a planning application for 

Proposed Temporary Warehouse and Open Storage of Construction Materials (the “proposed 

development”) for a Period of 3 Years at Lots 1445 S.B ss.2, 1445 S.B RP, 1489, 1490, 1492 and 

1494 in D.D. 76 and Adjoining Government Land, Ng Uk Tsuen, Sha Tau Kok Road, Fanling, N.T. 

(hereafter referred to as “the Application Site”). Figure 1 shows the location of the Application Site 

and the Lot Index Plan indicating the concerned lots is shown per Figure 2.  

 

The Application Site, covering an area of about 4,064 sq.m. (including Government land of about 

263 sq.m.), falls within an area zoned “Agriculture” (“AGR”) on the Approved Lung Yeuk Tau and 

Kwan Tei South Outline Zoning Plan (OZP) No. S/NE-LYT/19 gazetted on 16.12.2022. According 

to the Notes of the OZP, ‘Warehouse’ and ‘Open Storage’ are neither a Column 1 nor Column 2 

use of the “AGR” zone, and temporary use or development of any land or building not exceeding 

a period of three years requires planning permission from the Board.  

 

The Application Site, or part of it, is the subject of 3 previous approved applications. The last 

application (No. A/NE-LYT/741) was approved for temporary public vehicle park for private cars 

and medium goods vehicles and warehouse for storage of construction materials on 10.9.2021 for 

a period of three years. The Application Site is currently being used as a public vehicle park. The 

Applicants intend to convert the Application Site as warehouse and open storage of construction 

materials for their business operation. 

 

1.2 Organization of the Planning Statement 

 

Following this introductory chapter, this planning statement contains five further chapters:  

- Chapter 2 presents the background details of the Application Site in terms of current land-use 

characteristics and neighbouring developments; 

- Chapter 3 discusses the planning context of the Application Site; 

- Chapter 4 outlines the development proposal; 

- Chapter 5 gives account to the justifications of the proposed development; 

- Chapter 6 is the conclusion of the planning statement. 
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2.  Site Context 

 

2.1 The Application Site and Its Existing Condition 

 

The Application Site, with an area of about 4,064 sq.m. (including Government land of about 263 

sq.m.), is located next to Sha Tau Kok Road – Ma Mei Ha in Ng Uk Tsuen, Sha Tau Kok Road, 

Fanling, N.T. The Application Site is generally flat, hard-paved and currently used as a public 

vehicle park for private cars and medium goods vehicles. The Application Site is fenced off by 

corrugated metal sheets of 2.5m high (see Site Photos).  

 

2.2 Surrounding Land Use 

 

The surrounding area of the Application Site is rural in nature and consists of a mixture of vehicle 

parks, temporary structures/village houses, open storage / warehouse uses and fallow agricultural 

land. A vehicle park can be found at the immediate north while a series of temporary structures / 

village houses and an adventure training centre are situated at the southern direction. The village 

settlements of Hung Leng can be found at the north across Sha Tau Kok Road – Ma Mei Ha. Two 

warehouse uses with planning approvals (Application Nos. A/NE-TKL/655 and A/NE-TKL/676) are 

located at the further northeast and west across Sha Tau Kok Road – Ma Mei Ha respectively. 

Several open storage uses are also situated at the further southwest along Sha Tua Kok Road – 

Ma Mei Ha. The Application Site is fronting Tan Shan River and its tributary at the east with the 

village settlements of Ng Uk Tsuen across the river at the further east.    

 

2.3 Accessibility 

 

 The Application Site is accessible via Sha Tau Kok Road – Ma Mei Ha. The existing entrance to 

the Application Site is about 8m wide which is located to the west. A plan showing the vehicular 

access to the Application Site is provided at Figure 3. 

 

2.4 Land Status  

 

 According to the records of Land Registry, the Subject Lots are held under Block Government 

Lease and demised for agricultural use with a lease term for 75 years, commenced from 1.7.1898, 

and are renewable for a further term of 24 years.  

 

 The Applicants are the land owners of the Subject Lots. The Applicants will apply for a Short Term 

Waiver (STW) for the proposed structures and a Short Term Tenancy (STT) for the use of 

government land to the Lands Department upon obtaining planning approval for this application.  

 

3. Planning Context 

 

3.1 Outline Zoning Plan 

 

 The Application Site falls within an area zoned “Agriculture” (“AGR”) on the Approved Lung Yeuk 

Tau and Kwan Tei South Outline Zoning Plan (OZP) No. S/NE-LYT/19 gazetted on 22.12.2022 (see 

Figure 1). The planning intention of “AGR” zone is “primarily to retain and safeguard good quality 

agricultural land/farm/fish ponds for agricultural purposes. It is also intended to retain fallow arable 

land with good potential for rehabilitation for cultivation and other agricultural purposes.” 

 

 Despite the fact that the proposed development (‘warehouse’ and ‘open storage’) is neither one of 

the Column 1 nor Column 2 uses under the Schedule of Uses for the subject “AGR” zone, the Board 
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may grant planning permission (with or without conditions) for a maximum period of three years 

under section 16 of the Town Planning Ordinance.  

 

3.2 Previous Applications 

 

 The Application Site, or part of it, is subject to 3 previously approved planning applications and the 

details are as follows: 

 

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

 

According to TPB PG-No.13G, the Application Site falls within a “Category 2” area. The guidelines 

stipulate that applications for open storage and port back-up uses in “Category 2” 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.  

  

4. Development Proposal 

 

4.1  Site Configuration and Layout 

 

 It is proposed to use the Application Site as temporary warehouse and open storage of construction 

materials for a period of 3 years. The Application Site has an area of about 4,064 sq.m. The existing 

ingress/egress point at the western boundary connecting Sha Tak Kok Road – Ma Mei Ha with 8m 

in width will be maintained by the Applicants. 

 

The Applicants will erect two 2-storey warehouses for storage of construction materials (including 

steel). A 2-storey (height: about 12m) warehouse with a floor area of about 3,144 sq.m. will be 

proposed at the southern portion of the Application Site. Another warehouse with an ancillary site 

office will be proposed at the northern portion of the Application Site with a floor area of about 380 

sq.m. and height of about 12m. Both proposed warehouses will be equipped with a 1-storey (height: 

about 3m) washroom of about 15 sq.m. A 1-storey (height: about 3m) meter room will be erected 

next to the proposed warehouse. The open area of the Application Site will then be used for open 

storage of construction materials and vehicle manoeuvring (see Layout Plan at Figure 4).  

Application 

No. 
Applied Use Location 

TPB’s Decision 

(Date) 

A/NE-LYT/586 Proposed Temporary Public Vehicle 

Park (Private Cars, Light Goods 

Vehicles and Medium Goods Vehicles) 

for a Period of 3 Years 

Lots 1445 S.B RP 

(Part), 1489, 1490 

(Part), 1492 (Part) 

and 1494 in D.D.76 

and adjoining 

Government land 

Approved with 

Conditions 

(13.5.2016) 

A/NE-LYT/691 

Approved with 

Conditions 

(3.5.2019) 

A/NE-LYT/741 

Proposed Temporary Public Vehicle 

Park for Private Cars and Medium 

Goods Vehicles, and Warehouse for 

Storage of Construction Materials for a 

Period of 3 Years 

Approved with 

Conditions 

(10.9.2021) 

Revoked 

(10.6.2023) 
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The loading/unloading activities will be conducted within the warehouse at the southern portion of 

the site. The Application Site is fenced off by the existing 2.5m high corrugated metal sheets on all 

sides. To minimize any potential noise and environmental impacts to the surrounding area, no 

workshop activities will be conducted within the Application Site.   

 

4.2 Vehicular Access and Parking Arrangement 

 

The existing run-in/out as constructed under previous approval will be maintained by the Applicants 

for the current application. The width of the existing ingress/egress point of the Application Site is 

about 8m wide and located at the western side of the Application Site connecting to the Sha Tak Kok 

Road – Ma Mei Ha. 2 loading/unloading spaces (3.5m x 16m) for container vehicle / medium goods 

vehicles and 3 private car parking spaces (2.5m x 5m) for staff/visitors are proposed. A swept path 

analysis (see Appendix A) is prepared to demonstrate that satisfactory manoeuvring of vehicles 

entering to and exiting from the Application Site and manoeuvring within the Application Site. There 

will be no difficulties in internal traffic circulation sense as a holding area and sufficient space for 

manoeuvring of vehicles is reserved at the western portion such that no waiting or queuing of goods 

vehicles along Sha Tau Kok Road – Ma Mei Ha will arise under any circumstances. In addition, 

according to the Applicants, trips for transporting the storage materials to/from the Application Site 

made by the goods vehicles will not be more than 3 round trips daily at non-peak hours (between 

10am – 4pm). There will be no more than 10 working staff on-site. Considering the business nature 

and operational needs, staff can take public transport to the Application Site and the traffic generated 

by private vehicles (staff) can be minimized. The estimated traffic arising from the proposed 

development is as follows: 

Time No. of Trips 

(Container/Medium 

Goods Vehicles) 

No. of Trips 

(Private Cars) 

 In Out In Out 

08:00-09:00 (peak hour) 0 0 2 0 

09:00-10:00 (peak hour) 0 0 1 0 

10:00-11:00 1 0 0 0 

11:00-12:00 1 1 0 0 

12:00-13:00 0 1 0 0 

13:00-14:00 0 0 0 0 

15:00-16:00 1 0 0 0 

16:00-17:00 0 1 0 0 

17:00-19:00 (peak hour) 0 0 0 3 

 

4.3 Site Operations 

 

 The operation hours of the Application Site are between 8am to 7pm from Mondays to Saturdays. 

There will be no operation on Sundays and public holidays. The main use of the Application Site will 

be for storage purpose of construction materials. To minimize any potential noise and environmental 

impacts to the surrounding area, no workshop activities will be conducted within the Application Site.   
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4.4 Landscape and Tree Preservation  

 

The Application Site is set back from Sha Tau Kok Road – Ma Mei Ha and has been provided with 

51 peripheral screen plantings from the previous application (No. A/NE-LYT/741) along the site 

boundary. The tree species is Ficus Microcarpa, which grow to a mature height of 4 to 6.5 metres.  

The Applicants would preserve the existing trees within the current Application Site as far as practical, 

which would act as the natural hedges bounding the edge of the development and thus soften the 

building footprint of the proposed development. As a result, the proposed development would fit well 

into the setting in the neighborhood without causing any significant visual impact.  

 

4.5 Drainage Proposal 

 

Existing surface U-channels from the last application can be found surrounding the site boundary of 

the Application Site. For the current application, U-channel with heavy duty steel grating will be 

provided at the existing ingress/egress point of the Application Site. To prevent the stormwater 

affecting the adjacent areas, peripheral u-channels and catchpits are provided to cater for the 

catchments from the Application Site and the adjacent site. A 300mm PVC pipe will be connected to 

the existing catchpit at the northeastern boundary, which will then divert surface runoff from the 

Application Site to the existing Tan Shan River. A drainage proposal is submitted (see Appendix B) 

to show the proposed drainage design. 

 

4.6 Fire Service Installations Proposal 

 

To minimize the fire hazard, the Applicants will provide fire service installations to the satisfaction of 

the Fire Services Department. A fire service installations proposal (see Appendix C) is submitted 

together with this application.  

 

4.7 Environmental Consideration 

 

The nature of the proposed use will merely involve the storage of construction materials. To minimize 

the possible environmental nuisance, the Applicants will follow the ‘Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites’ and undertake to provide the 

following mitigation measures: 

 

(a) No workshop activities will be conducted at the Application Site; 

(b) The existing 2.5m high corrugated metal fencing will be maintained along the site boundary; 

(c) The operating hours will be restricted from 8 am to 7 pm on Mondays to Saturdays and there 

will be no operation on Sundays and public holidays; 

(d) No more than 3 round trips by goods vehicles daily to minimize the traffic and noise impact; 

(e) On-site washrooms will be provided. Septic tank will be installed to treat the sewage generated 

from the Application Site as no public sewerage connection is available. The Applicants will 

follow ProPECC PN 5/93 to prevent any water pollution. 

 

 

5. Planning Justifications 

 

5.1 Cater for the Demand of Warehouse and Open Storage Facilities 

 

With the introduction of Northern Metropolis Development Strategy in the recent policy address, it 

could be assumed that many private land, especially existing warehouse and open storage sites, in 

the Northern New Territories and North Eastern New Territories will be resumed by the Government 
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for development of NDAs/public works in the near future. In view of the much more stringent control 

on land usage coupled with shrinking supply of land for warehouse and open storage uses and 

increasing difficulty in acquiring planning permission, the demand for warehouse and open storage 

sites has already become a key economic and logistics issue concerning the whole Territory. 

Granting approval to this application will maintain the supply of land for such use and help satisfy 

the needs for warehouse and open storage facilities. The proposed development would therefore 

provide a temporary solution to meet the pressing market demand of warehouse and open storage 

facilities in the North East New Territories.  

 

5.2 The Application Site is Unsuitable for Agricultural Rehabilitation 

  

Notwithstanding the Application Site falls within an area zoned “AGR”, the Application Site is 

unsuitable for agricultural rehabilitation. The majority of the Application Site is already hard paved 

and has been used as vehicle park/warehouse in the past. Having considered the fact that vehicle 

parks / warehouses / open storage uses are found along Sha Tau Kok Road – Ma Mei Ha in vicinity 

of the Application Site, the planning intention of “AGR” zone is hardly materialized at the current 

capacity until the surrounding characteristics are entirely required to be reverted back to agricultural 

uses. In contrast, the proposed development in the interim at the Application Site is deemed not 

incompatible and is able to flexibly meet the demand and operational needs of the Applicants. 

  

5.3 Optimization of Valuable Land Resources 

 

The Application Site is currently a public vehicle park for private cars and medium goods vehicles. 

As the Applicants intend to use the Application Site for the proposed warehouse and open storage 

of construction materials, the proposed development can help alleviate the pressing demand of 

warehouse and open storage facilities in the area, which would maximize land utilization on the 

Application Site. Additionally, the proposed development would take full advantage of the location 

and the exceptional physical state of the Application Site i.e. direct access to Sha Tau Kok Road – 

Ma Mei Ha for transportation of construction materials and mostly flat and paved land. The proposed 

development is considered fully commensurate with its local geographical setting and ideal to attain 

utmost land use maximization. 

 

5.4 Previous Planning Approval for Similar Warehouse Use 

 

The last approved application (No. A/NE-LYT/741) at the Application Site for proposed temporary 

public vehicle park for private cars and medium goods vehicles and two warehouses for storage of 

construction materials was approved by the Board for a period 3 years on 10.9.2021. The applied 

warehouse use of the current application is similar to the previous approved application. To support 

the current application, the Applicants have also submitted relevant proposals. In this regard, 

temporary use of the proposed development could be considered acceptable within the “AGR” zone.  

 

5.5 Compliance with TPB PG-No.13G 

  

The Application Site currently falls within a “Category 2” area under TPB PG-No.13G. Adverse traffic, 

drainage and environmental impacts on the surrounding areas are not anticipated. It should also be 

noted that the previous approved application at the Application Site also include similar warehouse 

uses and the concerns of relevant Government departments can be addressed through 

implementation of approval conditions. Therefore, the applied use is in line with the TPB PG-No. 

13G. 
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5.6 Not Incompatible with Surrounding Land Uses 

 

The proposed development is considered not incompatible with the surrounding land uses.  The 

surrounding of the Application Site mainly consists of scattered fallow agricultural land, open storage, 

warehouses, unused land / structures and temporary structures, with approved application of similar 

uses in vicinity. Taking into consideration that the Applicants have proposed proper mitigation 

measures, including no workshop activities within the Application Site and restriction of operation 

hours, the proposed development could co-exist well with all these surrounding land uses without 

posing any adverse environmental impacts. As the proposed development is considered not 

incompatible with other developments/facilities in the adjacent areas in terms of nature and scale of 

use, approval of the application would therefore not result in any interface problems with the 

surrounding areas.  

 

5.7 No Adverse Impacts on the Surrounding Areas 

 

Owing to the nature and size of the proposed development, no adverse impacts are anticipated on 

the surrounding areas, as discussed below:  

 

Traffic 

 

The Application Site is directly accessible to Sha Tau Kok Road – Ma Mei Ha and no more than 3 

round trips daily will be made by goods vehicles to/from the Application Site. Most of the vehicles 

will enter to/get out of the Application Site at non-peak hours (between 10am – 4pm). Compared 

with the previously approved public vehicle park with 25 parking spaces for private vehicles and 8 

for medium goods vehicles, the trip generation from the proposed development would be far less. 

As such, it is anticipated that traffic generated by the proposed development to Sha Tau Kok Road 

– Ma Mei Ha will be very minimal and not be overloaded should the application be approved. In 

addition, a holding area / sufficient spaces will be reserved at the western portion of the Application 

Site for vehicle manoeuvring. It is further envisaged and unlikely that the foregoing minimal volume 

of traffic generated from the proposed development would adversely affect the existing and/or 

planned road networks. There will also be no need for goods vehicles queuing up outside the 

Application Site under any circumstances. 

 

Drainage 

 

The Applicants will maintain and upgrade the existing drainage facilities within the Application Site 

and surface runoff will be effectively collected from and discharge out of the Application Site. The 

Applicants have accordingly submitted a drainage proposal (see Appendix B) to elaborate. 

Therefore, no adverse drainage impact would be generated from the Application Site.  

 

Environment 

 

The proposed warehouse and open storage uses is merely for the storage of construction materials, 

which would not generate adverse noise, air pollution or visual intrusion to the surrounding. The 

Applicants will preserve the existing trees within the Application Site as far as practical to act as a 

natural barrier to minimize the visual impact. Meanwhile, most of the loading / unloading activities 

will be conducted within the warehouse at the southern part of the Application Site. No workshop 

activities will be conducted within the Application Site and relevant mitigation measures will be taken 

to minimize all the potential environmental impacts on the surrounding areas. In addition, the 
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operating hours will be restricted from 8am to 7pm. Therefore, the proposed development will not 

generate any pollution or adverse environmental impacts on the surrounding environment.  

 

 

6. Conclusion 

 

 The Application Site falls within “AGR” zone on the approved Lung Yeuk Tau and Kwan Tei South 

OZP.  In view of the site location, surrounding land uses and the nature of the proposed 

development, the Application Site is considered suitable for proposed temporary warehouse and 

open storage of construction materials, which will be able to cater for the ongoing high demand of 

warehouse and open storage facilities in North East New Territories.    

  

Despite the fact that the Application Site fall within the “AGR” zone, the planning intention of “AGR” 

is hardly to be materialized in short term until the surrounding characteristics are entirely and 

compulsorily required to be reverted to agricultural activities. In contrast, the proposed 

development in the interim at the Application Site is deemed not unsuitable for temporary uses as 

the surrounding areas are currently characterized by a variety of rural warehouse and storage uses. 

With previous similar planning approval at the Application Site, the proposed development actually 

encourages optimization of valuable land resources by fully utilizing the locational advantage and 

existing physical state of the Application Site whilst not causing any adverse impacts on the 

surrounding areas.   

 

In view of the justifications as presented in this planning statement, it is hoped that members of the 

Board and relevant Government departments will approve this application for a period of 3 years. 

 

 

Lawson David & Sung Surveyors Ltd. 

November 2023 
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Appendix A 
Swept Path Analysis 
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Swept Path Analysis Drawing No. STK 001A  



 
 
 
 
 
 
 
 
 

Appendix B 
Drainage Proposal 
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Drainage Design for the site at DD76 

Sha Tau Kok Road – Ma Mei Ha 

  

DSD - STORMWATER DRAINAGE MANUAL  

7.5.2 Rational Method  

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   

  

In Hong Kong, a value of C = l.0 is commonly used in developed urban areas. In less 
developed areas, appropriate C values in order to ensure that the design would be fully 
cost-effective.  

Surface Characteristics  Runoff coefficient, C*  
Asphalt   0.70 - 0.95 
Concrete     0.80 - 0.95 

Brick     

Grassland (heavy soil**)  

0.70 - 0.85  

Flat     0.13 - 0.25  

Steep     

Grassland (sandy soil)  

0.25 - 0.35  

Flat     0.05 - 0.15  

Steep     0.15 - 0.20  
  

The surface of the site will be covered by Asphalt, the C should be 0.85 (Mid value)  

  

6.6.1 Village Drainage and Main Rural Catchment Drainage Channels  

‘Village Drainage’ refers to the local stormwater drainage system within a village. A 
stormwater drain conveying stormwater runoff from an upstream catchment but happens 
to pass through a village may need to be considered as either a ‘Main Rural Catchment 
Drainage Channel’ or ‘Village Drainage’, depending on the nature and size of the upstream 
catchment. In any case, the impact of a 50-year event should be assessed in the planning 
and design of village drainage system to check whether a higher standard than 10 years is 
justified. 20 Years is normally used.  



 
  

i  (rainfall intensity) = 92mm/hr ( Duration of 60min is used)  

  

Qp = 0.278CiA  

C  = 0.85 (Asphalt)(mid value) (Application Site) 

C  = 0.15 (Grass Land (Sandy Soil) (Adjacent Area) 

i  = 92 mm/hr  

A  = 4,0642 (0.00407km2) (Application Site)  

+ 750m2 (0.00075km2) (Adjacent Area = 20% of Application Site) 

 

Qp = 0.278 x 92 x ((0.85 x 0.00407) +(0.15 x 0.00075))  

Qp =0.0882m3/s or 5,294 l/min  

 
For conservative calculations, all catchment areas are combined for all U-Channels. 
  
  
  

  

  

  

  

  

  

  

  

92   



 GEO Technical Guidance Note No. 43 (TGN 43) Guidelines on Hydraulic 
Design of U-shaped  

 

For 5,294 l/min, 300 U-channel is used.  
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5,294 l/min 
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Appendix C 
Fire Service Installations Proposal 
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Table 1: Responses to Comments from Government Department on Planning Application No. A/NE-LYT/816 (19 February, 2024) 

 

COMMENTS RESPONSES 

1. Sha Tin, Tai Po and North District Planning Office, 

Planning Department 

  

(a) According to the Planning Statement, the application site is 

proposed to be used as temporary warehouse and open storage 

of construction materials, which would be fenced off by 

corrugated metal sheets on all sides. Please advise how the 

access of emergency vehicles and pedestrian from Sha Tau 

Kok Road – Ma Mei Ha to the village settlements in Ng Uk 

Tsuen would not be interrupted by the proposed use. Public 

comments received during the statutory public inspection 

period raising similar concerns are also attached (Appendix 

A) for your reference.  

(a) A pedestrian access/path will be reserved with the Application Site for 

local villagers from Sha Tau Kok Road – Ma Mei Ha to the village 

settlements in Ng Uk Tsuen (see Figure 4A at Annex 1). Meanwhile, 

it is worth note that no emergency vehicle access was provided in the 

past and emergency vehicles are not using the private land within the 

Application Site. The Applicant will continue to allow the refuse 

collection vehicles to access the site and collect the refuse at the 

villagers’ waste collection point at regular time interval. As such, the 

pedestrian access would not be interrupted by the proposed 

development. 

2. Urban Design & Landscape Section, Planning 

Department 
  

 Landscape Observations / Comments   

(a) With reference to the aerial photo of 2022, the site is located 

in an area of rural inland plains landscape character 

comprising of clusters of small houses, temporary structures, 

vehicle parks, and clusters of tree groups. The site is hard 

paved and some trees of common species are observed along 

the site boundary within the site. According to the Planning 

Statement, 51 nos. of existing trees (i.e. Ficus Microcarpa) 

along the site boundary would be preserved as far as practical. 

According to the Layout Plan, the proposed layout will be in 

(a) According to our site visit on 8.1.2024, approximate 59 trees are found 

within the site (see Landscape and Tree Preservation Proposal at 

Annex 2). The trees are Ficus Microcarpa and in good conditions. All 

the existing trees are proposed to be preserved within the Application 

Site. The details of the existing trees (location and size) are shown in 

Figure 5 and photos showing the condition of existing trees are 

provided at Annex 2.   

 

All the structures are set back 2m from the site boundary to allow the 
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COMMENTS RESPONSES 

conflict with the existing trees. Without information (e.g. 

location, size, conditions and proposed treatment etc.) on the 

existing trees within the site, potential adverse impact on the 

landscape resources arising from the proposed use cannot be 

reasonably ascertained. 

preservation of existing trees and provision of drainage facilities. 

Therefore, the proposed layout will not be in conflict with the existing 

trees. 

 Detailed Comments / Advisory Comments   

(b) The applicant should provide information (e.g. location, size, 

conditions and proposed treatment etc.) on the existing trees 

within the site, proposed tree treatment and mitigation 

measures, if any. The applicant is reminded to offset the 

proposed temporary structures and car parks from the existing 

trees to avoid damage to the trees. 

(b) See our response in 2(a) above. 

    

3. Highways Department   

(a) The proposed access arrangement and the Traffic Impact 

Assessment for the runin/out at Sha Tau Kok Road - Ma Mei 

Ha should be commented and approved by the Transport 

Department (TD); 

(a) Noted. 

(b) The run-in/out should be designed and constructed in 

accordance with prevailing Highways Department (HyD) 

Standard Drawings to the satisfaction of HyD and TD; 

(b) Drawing No. STK004 is attached showing the existing drop kerb 

complies with TPDM – Diagram 3.6.3.1 (see Annex 3). 

(c) Adequate drainage measures should be provided to prevent 

surface water running from the application site to the nearby 

public roads and drains. 

(c) Noted. The Application Site has been equipped with existing drainage 

facilities and a drainage proposal has been submitted together with this 

application. Proper drainage facilities will be provided to the 

satisfaction of Drainage Services Department.  
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4. Transport Department   

(a) Please provide the detailed layout of run-in/out and ensure 

that it complies with the requirements in TPDM Vol. 2 Ch. 

3.6; and 

(a) Drawing No. STK004 is attached showing the existing drop kerb 

complies with TPDM – Diagram 3.6.3.1 (see Annex 3). 

(b) Due to restriction in sightline and limited space for right-turn 

movements into and out of the site, please mandate the 

vehicular movements into and out of the site to be left-turn 

only. 

 

(b) All vehicles from the run in/out will be restricted to “Left Turn” only. 

“Right Turn” movement can be taking place at the nearby roundabout. 

5. Environmental Protection Department   

(a) It is noted that the applicant proposed septic tank for the 

temporary warehouse and open storage area. However, please 

be advised that there is existing public sewerage (i.e. 

FMH1003701) in the vicinity of the application site. The 

applicant shall explore the feasibility of connecting to public 

sewer for sewage disposal and if applicable, submit a 

Sewerage Impact Assessment Report with this S.16 

application for review by EPD and DSD; 

(a) Taking into consideration that there will be not more than 10 staff 

working on the site and the operation will be restricted in daytime only 

from Monday to Saturday, it is considered the sewage flow generated 

from the Application Site is minimal and provision of septic tank 

within the site is adequate to treat the sewage.   

(b) Please note that ProPECC PN5/93 has been superseded by 

ProPECC PN1/23. Please update relevant content; 

(b) Noted. Paragraph 4.7 (e) of the Planning Statement should read “On-

site washrooms will be provided. Septic tank will be installed to treat 

the sewage generated from the Application Site as no public sewerage 

connection is available. The Applicants will follow ProPECC PN 1/23 

to prevent any water pollution.” 
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(c) Inconsistency has been spotted in the planning statement. 

Please clarify if all the loading/unloading activities will be 

conducted within the warehouse; 

(c) We clarify that all loading/unloading activities will be conducted 

within the warehouse. 

(d) Please clarify if the warehouses have any openings (including 

windows and doors). If yes, please indicate the location of all 

windows and doors on suitable plans; 

(d) The proposed warehouse will provide 6.25% openable window area to 

meet openable windows requirements for fire safety purpose (the 

extract of the fire services installation proposal is attached at Annex 4 

for reference). The windows will be kept closed at all time and a well-

designed ventilation system will be provided to improve the indoor air 

quality. The doors of the warehouses were also marked on the plan. 

 

(e) The applicant should review whether the extent, height and 

construction of the boundary walls are adequate in screening 

all on-site activities from the residential buildings in the 

vicinity. The applicant is suggested to provide such boundary 

wall such that there is no direct line-of-sight from the nearby 

sensitive uses, including the Hung Leng and Ng Uk Tsuen, to 

the proposed development; 

(e) The Application Site will be fenced off by metal sheets along the 

whole boundary of about 2.5. Most of the construction materials will 

be stored within the warehouse and the warehouse structures will help 

screening on-site activities from the residential buildings in the 

vicinity. For other open storage activities, the Applicant will ensure 

that the stacking height of the materials stored within the Application 

Site will not exceed the height of the boundary fence. 

(f) While we note that the proposed warehouse structures may 

potentially help screening on-site activities from the nearby 

noise sensitive receivers (NSRs), the applicant should ensure 

and prove that all such noise screening would be available 

throughout the operation. Otherwise, alternative and adequate 

noise mitigation measures should be provided; and 

(f) As all loading/unloading activities will be conducted within the 

warehouse and the operation is restricted to day-time only without any 

workshop activities, the Applicant will minimize all noise generating 

activities  

(g) Considering the loading / unloading activities inside the 

warehouse, the applicant is advised to provide warehouse 

(g) Noted. 
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structure of adequate surface mass density (e.g. >7kg/m2) to 

minimise noise transmitting through the structure and the 

subsequent noise nuisance/impact. 

 

6. Drainage Services Department   

(a) The application site is in the vicinity of existing Tan Shan 

River to the east of the application site. Should the application 

be approved, the applicant shall be required to place all the 

proposed works at least 3m away from the top of the bank of 

the Tan Shan River. All the proposed works in the vicinity of 

the river 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 DSD’s satisfaction. 

(a) The stormwater from the application site will be connecting to the 

existing manhole which is more than 3m away from the top of the 

bank. The drainage connecting work will be at the cost of the applicant 

and will not cause any adverse impact to the existing stormwater 

drainage system during and after construction. 

(b) The project proponent should demonstrate clearly that the 

proposed development would not cause any increase in the 

flooding susceptibility of the adjacent areas and Tan Shan 

River. 

(b) Since there is no change of catchment areas. Therefore, there is no 

additional run-off. Tan Shan River is a proper river with adequate 

capacity to cater the stormwater from the adjacent areas. 

(c) Please also be advised on the following general requirements 

in the drainage proposal: 

(c) Noted. 

(i) Surface channel with grating covers should he provided along 

the site boundary; 

(i) All surface U-channels with concrete cover will be provided along the 

site boundary and heavy duty steel grating will be provided at the 

vehicular entrance/exit point. 

(ii) A drainage plan should be provided clearly showing the size, 

levels and routes of the proposed drainage. The details (invert 

(ii) Drawing No. STK-002B – Drainage Plan (see Annex 5) is submitted 

showing the proposed drainage system for the site including the 
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level, gradient, general sections etc.) of the proposed drain/ 

surface channel, catchpits and the discharge structure shall be 

provided; 

ground levels, invert levels and the gradients. 

(iii) The cover levels of proposed channels should be flush with 

the existing adjoining ground level; 

(iii) Topographic survey has been carried out, all proposed drainage levels 

will flush with the existing adjoining ground levels. 

(iv) 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; 

(iv) Catchpits are provided for all connecting the proposed U-channels 

where there is a change of flow direction.  

(v) 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; 

(v) Catchpit No. 5 with sand trap will be provided where is the outlet of 

the proposed drainage system. The details is shown on the attached 

Sketch No. 1. 

(vi) The applicant should 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 captioned site. He 

should also ensure that the flow from this site will not 

overload the existing drainage system; 

(vi) The stormwater from the application will be finally discharged onto 

the existing streamcourse (Tan Shan River) as original since there is 

no change of catchment areas. Therefore, there is no additional run-

off. Tan Shan River is a proper river with adequate capacity to cater 

the stormwater from the adjacent areas.  

(vii) The applicant is reminded that 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; 

(vii) U-channels will be constructed inside the boundary wall and openings 

will be provided to collect run-off from adjacent catchpit. A typical 

details of opening (Sketch No. 2) is attached for reference. 
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(viii) The applicant is reminded that 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 applicant 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 subject 

site any time during or after the works; 

(viii) The final discharge point (Catchpit 5) with sand trap will connect to 

existing manhole as shown on Drainage Plan (Drawing No. STK 

002B). The proposed drainage design for the application has already 

taken consideration of the catchment of the application site and 

adjacent areas, therefore, there will be adverse effect to the existing 

drainage system during construction period and after the works. 

(ix) The proposed drainage works, whether within or outside the 

site boundary, should be constructed and maintained properly 

by the applicant and rectify the system if it is found to be 

inadequate or ineffective during operation at his/her own 

expense; 

(ix) The applicant will properly construct and maintain all drainage works 

within and outside the lot boundary at its own expenses. 

(x) For works to be undertaken outside the lot boundary, the 

applicant should obtain prior consent and agreement from 

LandsD and/or relevant private lot owners; 

(x) Prior agreement will be sought from LandsD/relevant land owner 

when works for any works outside the lot boundary. 

(xi) The applicant should make good all the adjacent affected 

areas upon the completion of the drainage works; 

(xi) The applicant will make good all the adjacent affected areas upon the 

completion of the drainage works; 

(xii) The applicant shall allow all time free access for the 

Government and its agent to conduct site inspection on his 

completed drainage works; 

(xii) Government and its agent are welcome to have site inspection on the 

completed drainage work.  

(xiii) The applicant and the successive lot owners shall allow 

connections from the adjacent lots to the completed drainage 

works on Government Land when so required; and 

(xiii) If required, the applicant will allow connections from adjacent lots to 

the completed drainage works. 
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(xiv) 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. 

 

(xiv) Site photos are attached showing the location of the application site 

and the existing steamcourse nearby.  
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Figure 4A – Layout Plan showing the Pedestrian Route 
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Figure 5 – Landscape and Tree Preservation Proposal and  
Existing Tree Photos 
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Existing Condition of Trees within the Application Site 

  

Photo 1 Photo 2 

  

Photo 3 Photo 4 
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Run in/out Details



 

Run in/out Details Drawing No. STK 004  

Existing Run in/out complies with the requirements in TPDM Vol. 2 
DIAGRAM 3.6.3.1 : DETAILS OF FOOTWAY VEHICLE CROSSING 

Drop Kerb 

Drop Kerb 
Transition 

Drop Kerb 
Transition 
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Openable Windows and Doors of the Proposed Warehouse 

  

  

  
 



Openable Windows and Doors of the Proposed Warehouse

Door

Door

Openable Windows

Drawing extracted from the Fire Service Installations Proposal
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Revised Drainage Proposal 
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Drainage Plan Drawing No. STK 002B  

Notes : 
1. Peripheral U-channels with concrete cover are provided to cater the catchments from the application site 

and the adjacent site. Additional 20% of application site area is added is to prevent the stormwater 
affecting the adjacent areas. 

2. U-channel with heavy duty steel grating is provided at the vehicular entrance/exit point. 

300UC with Heavy 
Duty Steel Grating 

at ingress/egress   

300 UC (0.5%) 



Drainage Design for the site at DD76 

Sha Tau Kok Road – Ma Mei Ha 

  

DSD - STORMWATER DRAINAGE MANUAL  

7.5.2 Rational Method  

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   

  

In Hong Kong, a value of C = l.0 is commonly used in developed urban areas. In less 

developed areas, appropriate C values in order to ensure that the design would be fully 

cost-effective.  

Surface Characteristics  Runoff coefficient, C*  

Asphalt   0.70 - 0.95  

Concrete     0.80 - 0.95  

Brick     

Grassland (heavy soil**)  

0.70 - 0.85  

Flat     0.13 - 0.25  

Steep     

Grassland (sandy soil)  

0.25 - 0.35  

Flat     0.05 - 0.15  

Steep     0.15 - 0.20  

  

The surface of the site will be covered by Asphalt, the C should be 0.85 (Mid value)  

  

6.6.1 Village Drainage and Main Rural Catchment Drainage Channels  

‘Village Drainage’ refers to the local stormwater drainage system within a village. A 

stormwater drain conveying stormwater runoff from an upstream catchment but happens 

to pass through a village may need to be considered as either a ‘Main Rural Catchment 

Drainage Channel’ or ‘Village Drainage’, depending on the nature and size of the upstream 

catchment. In any case, the impact of a 50-year event should be assessed in the planning 

and design of village drainage system to check whether a higher standard than 10 years is 

justified. 20 Years is normally used.  



 
  

i  (rainfall intensity) = 92mm/hr ( Duration of 60min is used)  

  

Qp = 0.278CiA  

C  = 0.85 (Asphalt)(mid value) (Application Site) 

C  = 0.15 (Grass Land (Sandy Soil) (Adjacent Area) 

i  = 92 mm/hr  

A  = 4,0642 (0.00407km2) (Application Site)  

+ 750m2 (0.00075km2) (Adjacent Area = 20% of Application Site) 

 

Qp = 0.278 x 92 x ((0.85 x 0.00407) +(0.15 x 0.00075))  

Qp =0.0882m3/s or 5,294 l/min  

 

For conservative calculations, all catchment areas are combined for all U-Channels. 

  

  

  

  

  

  

  

  

  

  

  

92   



 GEO Technical Guidance Note No. 43 (TGN 43) Guidelines on Hydraulic 

Design of U-shaped  

 

For 5,294 l/min, 300 U-channel is used.  
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Table 1: Responses to Comments from Government De5partment on Planning Application No. A/NE-LYT/816 (22 February, 2024) 

 

COMMENTS RESPONSES 

1. District Lands Office/North, Lands Department   

 Part A: General Comments   

 My comments/observations based on the applicant’s 

information are as follows: 

  

1. 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.  

1. Noted. 

2.  I must point out that the following irregularities have been 

detected by this office: 

2. Noted. 

    

(a) Unauthorized structures within the said private lots 

There are unauthorized structures on the private lots. The lot 

owners should immediately rectify the lease breaches and this 

office reserves the rights to take necessary lease enforcement 

action against the breaches without further notice. 

(a) According to our recent site inspection on 8.1.2024, there are no 

unauthorized structures erected on the private lots involved. The 

Application Site is currently vacant and site photos showing the 

existing condition of the Application Site are attached for your 

reference (see Annex 1). The Applicant will apply for Short Term 

Waiver (STW) for the proposed temporary structures to be erected on 

the Application Site should this application be approved. 

(b) Unlawful occupation of Government land 

The GL within the application site (about 263m2 as mentioned 

in the application form) and the adjoining GL not covered by 

the planning application have been fenced off without any 

(b) The existing fencing was erected at the time of the previous approved 

application (No. A/NE-LYT/741) by the previous occupier and based 

on the last approved application boundary. The Applicant has not 

moved the existing fencing since the last approval. Should this 
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permission. Any occupation of GL, without Government’s 

prior approval is an offence under Cap. 28. This office 

reserves the rights to take necessary land control action 

against the illegal occupation of Government land without 

further notice. 

application be approved, the Applicant will appoint a land surveyor to 

set out the application boundary on site and rectify the existing 

fencing. The Applicant will also apply for Short Term Tenancy (STT) 

for the use of Government land (GL) within the Application Site. 

 

 

3. The lot owners shall cease the illegal occupation of the GL at 

the southwestern corner immediately and include the GL not 

covered by the subject planning application in the subject 

planning application for further consideration by the relevant 

departments and, subject to the approval of the Town Planning 

Board to the planning application which shall have reflected 

the rectification or amendment as aforesaid required, apply to 

this office for a Short Term Waiver (STW) and Short Term 

Tenancy (STT) to permit the structures erected/to be erected 

and the occupation of the GL. The application for STW and 

STT will be considered by the Government in its capacity as 

landlord and there is no guarantee that they will be approved. 

The STW and STT, if approved, will be subject to such terms 

and conditions including the payment of waiver fee/rent and 

administrative fee as considered appropriate to be imposed by 

LandsD. Besides, given the proposed use is temporary in 

nature, only erection of temporary structures will be 

considered.  

3. Compared with last application, the Applicant will minimize the use 

of GL. The Applicant will only use the GL as included in the 

Application Site and no additional GL will be occupied. Should this 

application be approved, the Applicant will appoint a land surveyor to 

set out the application boundary on site and rectify the existing 

fencing. 

 

As discussed with Food and Environmental Hygiene Department on 

21.2.2024, the Applicant will exclude the existing Refuse Collection 

Point (RCP) on GL from the Application Site (see Figure 2 in Annex 

2). A set of updated drawings and the replacement pages of the 

Application Form containing the updated development parameters are 

attached as Annex 2 for your reference. 

 

As mentioned in our previous responses to comments, the Applicant 

will continue to allow the refuse collection vehicles to access the site 

and collect the refuse at the RCP at regular time interval. 
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4. Unless and until the unlawful occupation of GL not covered 

by the subject application is duly rectified by the lot owners 

or entirely included in the 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 

considered the application.  

4. As mentioned in points 2 and 3 above, the Applicant will rectify the 

fencing and apply for STT upon obtaining planning approval.  

5. Please notify the applicant of our comments/requirements as 

stated above. 

 

  

 Part B: Advisory Comments   

6. I have other observation/advisory comment as follows:   

(a) Lot No. 1490 in D.D.76 is partly covered by Modification of 

Tenancy (MOT) No. 36513 for erection of temporary 

structures. This office reserves the rights to take enforcement 

action for irregularities and cancel the MOT as appropriate. 

 

(a) Noted. The Applicant will apply for a STW for the temporary 

structures to be erected on Lot 1490 in DD76. 

2. Highways Department   

(a) The highway design of the run-in/out is missing. Please 

follow the design of the run-in /out according to HyD 

standard drawing H1113 and H1114.  

(a) The design of existing run-in/out has follow the HyD’s standard 

drawings H1113 and H1114. 
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Site Photos showing the Existing Condition 
of the Application Site 

 



Annex 1 
Site Photos showing the Existing Condition of the Application Site 
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Updated Drawings and  
Replacement Pages of Application Form 
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Table 1: Responses to Comments from Government De5partment on Planning Application No. A/NE-LYT/816 (29 February, 2024) 

 

COMMENTS RESPONSES 

1. Transport Department   

(a) The applicant should clearly indicate the vehicular access of 

the proposed development in the drawing for our ease of 

reference and further review; and 

(a) Please refer to the blow-up plan (see Figure 4B in Annex 1) showing 

the vehicular access of the proposed development. The proposed 

vehicular access is 8m wide and all vehicles from the run in/out will 

be restricted to “Left Turn” only. 

(b) Based on the documents and drawing available at the moment, 

it seems that the vehicular access of the proposed 

development is close to the existing crossing with islands and 

the bus stop (southbound) on Sha Tau Kok Road - Ma Mei 

Ha.  The applicant should further demonstrate how the 

pedestrian, traffic and transport operation would not be 

affected for our further consideration. 

 

(b) According to the swept path analysis for heavy goods vehicle attached 

(see Figure 4C in Annex 1), the getting in/out of vehicles will not 

affect the existing crossing with islands and the bus stop (southbound) 

on Sha Tau Kok Road – Ma Mei Ha. A pedestrian path for staff and 

visitors of 1.5m will be provided at the southwest side of the vehicular 

access. Another pedestrian access/path will also be reserved along the 

southwestern boundary within the Application Site for local villagers 

from Sha Tau Kok Road – Ma Mei Ha to the village settlements in Ng 

Uk Tsuen. As such, the Applicant will provide separate vehicular and 

pedestrian access to ensure pedestrian safety.  

(c) Referring to response-to-comment table Item 4(b), please 

advise and illustrate on plan what measures would be adopted 

to restrict the vehicles leaving the site to left turning only;  

(c) A left-turn road sign will be marked on the entrance of the ground and 

a “No right-turn” sign will be posted at a prominent location of the 

entrance to restrict the vehicles leaving the site to left turning only (see 

Figure 4B in Annex 1).   

(d) Referring to the Layout Plan in Annex 1, please state the clear 

width of the proposed pedestrian path for local villagers and 

justify whether the clear width is sufficient for local villagers.  

(d) The Applicant will reserve a pedestrian path of not less than 1m for 

local villagers and the warehouse will be set back to allow sufficient 

space for local villagers. The width of this pedestrian path is similar to 

the width of existing footpath outside the Application Site leading to 

Ng Uk Tsuen. 
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(e) Referring to the plan for the Landscape and Tree Preservation 

Proposal in Annex 2, please clarify whether the existing trees 

at the western side of the land lot will clash with the proposed 

pedestrian path.  

(e) The Applicant will reserve a pedestrian path of not less than 1m for 

local villagers. As such, the pedestrian path for local villagers will not 

clash with the existing trees (see Section in Figure 4D attached). 

(f) The applicant shall advise the provision and management of 

pedestrian facilities to ensure pedestrian safety; 

(f) The pedestrian facilities will be provided, managed and maintained by 

the Applicant at their own cost. 

 

2. Urban Design & Landscape Section,  

Planning Department 

  

(a) Having reviewed the submitted information and RtC, 59 trees 

(i.e. Ficus microcarpa) within the site as shown in Figure 5 

are proposed to be preserved. All structures are proposed to 

be set back 2m from the site boundary for tree preservation 

and provision of drainage facilities. 

 

(a) Noted. 

(b) The applicant is advised to indicate the viewpoint location 

and angle of the provided tree photos in Annex 2. 

 

(b) The viewpoint location and angle of the tree photos are provided in 

Annex 2 attached. 

(c) The applicant is advised to provide a minimum set back 

from the trunk of existing trees instead of from the site 

boundary for the proposed structures/ car parks to avoided 

damage to the 59 nos. of existing trees along site boundary 

within the site. 

(c) Noted. Sufficient spacing will be reserved for the existing trees to 

avoid damage to the 59 nos. of existing trees. The spacing to be 

reserved will be provided at detailed design stage. 
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Figure 4B Vehicular and Pedestrian Access 
Figure 4C Swept Path Analysis – Heavy Goods Vehicle 
Figure 4D Section 
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Viewing Points of Tree Photos and  
Photos of Existing Trees 
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Table 1: Responses to Comments from Government De5partment on Planning Application No. A/NE-LYT/816 (27 March, 2024) 

 

COMMENTS RESPONSES 

1. Urban Design & Landscape Section,  

Planning Department 

  

(a) Our previous comments to your office via email dated 

27.2.2024 have not been properly addressed and recapped as 

below. 

- The applicant is advised to provide a minimum set back 

from the truck of existing trees instead of from the site 

boundary for the proposed structures/ car parks to avoid 

damage to the 59 nos. of existing trees along site boundary 

within the site. Besides, adequate distance between the 

existing trees and the pedestrian path should be allowed to 

minimize the conflict of tree canopy and the pedestrian. 

 

(a) A minimum of 1-1.5m set back from the truck of existing trees will be 

provided to avoid damage to the 59 nos. of existing trees. In addition, 

adequate distance between the existing trees and the pedestrian path 

will be provided (see our response in (b) below) and regular tree 

pruning will be conducted by the Applicant to minimize the conflict of 

tree canopy and the pedestrian. 

(b) Figure 4D:- It is noted that tree planting area of 700mm width 

is proposed for preserved trees. The applicant should provide 

minimum 1m wide continuous planting strip for tree planting 

areas in order to ensure healthy growth and stability of the 

trees. 

 

(b) Noted. A minimum 1m wide planting strip will be provide for tree 

planting areas (see Figure 4D in Annex 1 attached). The proposed 

warehouse at southern side of the Application Site will be further 

setback to provide adequate distance between the existing trees and the 

pedestrian path. The updated Layout Plan, Landscape and Tree 

Preservation Proposal and replacement pages of the Application Form 

are attached for your reference (see Annex 1). 

 

2. Environmental Protection Department   

(a) “We have a textual comment on the planning 

statement.  Please be advised that there is existing public 

sewerage (i.e. FMH1003701) in the vicinity of the application 

site.  The statement of "septic tank will be installed to treat 

(a) Noted and Paragraph 4.7 (e) of the Planning Statement should be 

updated as follows: 

“On-site washrooms will be provided. Septic tank will be installed to 

treat the sewage generated from the Application Site. The Applicants 
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the sewage generated from the Application Site as no public 

sewerage connection is available" in Section 4.7(e) is 

factually incorrect, please revise accordingly.  

will follow ProPECC PN 1/23 to prevent any water pollution.” 

 

(b) It is noted that the applicant has undertaken to provide the 

following mitigation measures to minimize potential 

environmental nuisance to nearby sensitive receivers:  

(a) No workshop activities will be conducted at the 

application site. 

(b) 2.5m high corrugated metal fencing will be erected along 

the site boundary.  

(c) All loading/unloading activities will be conducted within 

the warehouse. 

(d) The warehouse structure will have a surface mass density 

of at least 7kg/m2, and windows of the warehouse will be kept 

closed at all time. 

(e) The operating hours will be restricted from 8am to 7pm on 

Mondays to Saturdays and there will be no operation on 

Sundays and public holidays. 

(f) No more than 3 round trips by goods vehicles daily to 

minimize the traffic and noise impact. 

 

(b) Noted. 

3. Lands Department   

(a) This office did not agree to the statement “According to our 

recent site inspection on 8.1.2024, there are no unauthorized 

structures erected on the private lots involved. The 

Application Site is currently vacant…” Site inspection 

conducted by this office on 9.1.2024 revealed that there were 

unauthorized structures erected on application site. One of the 

(a) Noted. The unauthorized structure (the meter room) erected on Lot 

1494 in DD76 has been demolished (see Photos 1-2 in Annex 2). 

While the temporary structures on Lot 1490 in DD76 were erected 

based on Modification of Tenancy (MOT) No. 36513 for erection of 

temporary structures for the purposes of dwelling and shade, these 

temporary structures will be demolished to facilitate the proposed 
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unauthorized structures was captured in the right hand side of 

the photo (“Looking North”) provided by the applicants.  

development. There ae no other unauthorized structures erected within 

the Application Site.  

 

(b) The applicants should rectify the lease breaches and 

immediately cease illegal occupation of Government Land 

(GL) without delay. The applicant should not first illegally 

occupy GL and then make application. This office reserves 

the rights to take necessary lease enforcement action against 

the breaches and land control action against any illegal 

occupation of GL without separate notice. 

 

(b) There are openings on existing fencing near the Government land and 

other areas along the site boundary (see Photos 3-7 taken on 26.3.2024 

in Annex 2). People can access to the Government Land at ease and 

therefore there is no illegal occupation of Government land. Upon 

approval of this application, the Applicant will apply for a Short Term 

Tenancy on the use of Government land within the Application Site. 
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Figure 4 Revised Layout Plan 
Figure 4A Revised Layout Plan showing the Pedestrian Path 
Figure 5 Revised Landscape and Tree Preservation Proposal 
Figure 4D  Section 
Replacement pages of the Application Form 
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Site Photos taken on 26.3.2024 

 

Photo 1 

 

Photo 2 The meter room erected on Lot 1494 in DD76 has been demolished 
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Site Photos – Openings of Fencing 

 

Photo 3 

 

Photo 4 
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4.4 Landscape and Tree Preservation  

 

The Application Site is set back from Sha Tau Kok Road – Ma Mei Ha and has been provided with 

51 peripheral screen plantings from the previous application (No. A/NE-LYT/741) along the site 

boundary. The tree species is Ficus Microcarpa, which grow to a mature height of 4 to 6.5 metres.  

The Applicants would preserve the existing trees within the current Application Site as far as practical, 

which would act as the natural hedges bounding the edge of the development and thus soften the 

building footprint of the proposed development. As a result, the proposed development would fit well 

into the setting in the neighborhood without causing any significant visual impact.  

 

4.5 Drainage Proposal 

 

Existing surface U-channels from the last application can be found surrounding the site boundary of 

the Application Site. For the current application, U-channel with heavy duty steel grating will be 

provided at the existing ingress/egress point of the Application Site. To prevent the stormwater 

affecting the adjacent areas, peripheral u-channels and catchpits are provided to cater for the 

catchments from the Application Site and the adjacent site. A 300mm PVC pipe will be connected to 

the existing catchpit at the northeastern boundary, which will then divert surface runoff from the 

Application Site to the existing Tan Shan River. A drainage proposal is submitted (see Appendix B) 

to show the proposed drainage design. 

 

4.6 Fire Service Installations Proposal 

 

To minimize the fire hazard, the Applicants will provide fire service installations to the satisfaction of 

the Fire Services Department. A fire service installations proposal (see Appendix C) is submitted 

together with this application.  

 

4.7 Environmental Consideration 

 

The nature of the proposed use will merely involve the storage of construction materials. To minimize 

the possible environmental nuisance, the Applicants will follow the ‘Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites’ and undertake to provide the 

following mitigation measures: 

 

(a) No workshop activities will be conducted at the Application Site; 

(b) The existing 2.5m high corrugated metal fencing will be maintained along the site boundary; 

(c) The operating hours will be restricted from 8 am to 7 pm on Mondays to Saturdays and there 

will be no operation on Sundays and public holidays; 

(d) No more than 3 round trips by goods vehicles daily to minimize the traffic and noise impact; 

(e) On-site washrooms will be provided. Septic tank will be installed to treat the sewage generated 

from the Application Site. The Applicants will follow ProPECC PN 1/23 to prevent any water 

pollution. 

 

 

5. Planning Justifications 

 

5.1 Cater for the Demand of Warehouse and Open Storage Facilities 

 

With the introduction of Northern Metropolis Development Strategy in the recent policy address, it 

could be assumed that many private land, especially existing warehouse and open storage sites, in 

the Northern New Territories and North Eastern New Territories will be resumed by the Government 
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Table 1: Responses to Comments from Government Department on Planning Application No. A/NE-LYT/816 (7 May, 2024) 

 

COMMENTS RESPONSES 

1. Urban Design & Landscape Section,  

Planning Department 

  

(a) The Applicant is advised to provide minimum 2m set back of 

proposed structures from the trunk for the 59 nos. of preserved 

trees (i.e.  Ficus microcarpa) that require larger growing and 

planting space. 

 

(a) The Applicant will provide a minimum of 2m set back of proposed 

structures from the truck of existing trees (see the revised Layout Plan, 

Landscape and Tree Preservation Proposal and Section at Annex 1). 

 

In this regard, the area of the proposed warehouses has been reduced 

and the layout plan showing the pedestrian route and replacement 

pages of the Application Form are also attached for your reference (see 

Annex 1). 

 

2. Transport Operations (New Territories) Division,  

Transport Department 

  

(a) This Division has reservation to the proposed run-in/run-out 

from transport operations viewpoint, In view that it would 

occupy part of the existing bus lay-by which would affect 

franchised bus/green minibus operations and passenger 

queueing. 

 

(a) The attached drawing (see Annex 2) showing the actual location of the 

“Existing Bus Stop” and the “Proposed Run-in/out”. It is observed that 

the location of the run-in/out is not overlapping the bus stop. Most 

importantly, there is a very good visibility of motorist from the 

application site, therefore, the motorist can clearly observe the bus or 

green minibus and take necessary precaution to prevent conflicting 

with bus and the passengers.  

 

In addition, the Applicant can provide safety guard to control the “in 

and out traffic” to minimize the conflict.   
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Figure 4 Revised Layout Plan 
Figure 4A Revised Layout Plan showing the Pedestrian Path 
Figure 5 Revised Landscape and Tree Preservation Proposal 
Figure 4D  Section 
Replacement pages of the Application Form 
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1. Name of Applicant  /  

(  Mr. 先生 /  Mrs. 夫人 /  Miss小姐 /  Ms. 女士 /  Company公司 /  Organisation機構 ) 

 

 

 
 

2. Name of Authorised Agent (if applicable)  /  

(  Mr. 先生 /  Mrs. 夫人 /  Miss小姐 /  Ms. 女士 /  Company公司 /  Organisation機構 ) 

 

 

 

 
3. Application Site  

(a) Full address / location / 
demarcation district and lot 
number (if applicable) 
詳細地址／地點／丈量約份及
地段號碼（如適用） 

 

(b) Site area and/or gross floor area 
involved 
涉及的地盤面積及／或總樓面面
積 

Site area地盤面積                       sq.m平方米About約 

Gross floor area總樓面面積                sq.m平方米About約 

(c) Area of Government land included 
(if any) 
所包括的政府土地面積（倘有） 

 
                                      sq.m平方米 About約 

Parts 1, 2 and 3 1 2 3  

✓

✓

✓

✓

Lawson David & Sung Surveyors Limited (羅迅測計師行有限公司)

✓

✓

✓

Wing Fook Land Investment Company Limited (榮福置業投資有限公司) and
Siu Kai Wai Boni (蕭佳惠)

✓
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6. Type(s) of Application   

(A) Temporary Use/Development of Land and/or Building Not Exceeding 3 Years in Rural Areas or 
Regulated Areas 

/ /  
(For Renewal of Permission for Temporary Use or Development in Rural Areas or Regulated Areas, please 

proceed to Part (B)) 

( / (B) ) 

(a) Proposed 
use(s)/development 
擬議用途/發展 

 
 
 
 
 
 
 
(Please illustrate the details of the proposal on a layout plan) (請用平面圖說明擬議詳情) 

(b) Effective period of 
permission applied for 
申請的許可有效期 

  year(s) 年   ……………………………… 
 
  month(s) 個月  ……………………………… 

(c) Development Schedule發展細節表 

Proposed uncovered land area擬議露天土地面積 

Proposed covered land area擬議有上蓋土地面積 

Proposed number of buildings/structures擬議建築物／構築物數目 

Proposed domestic floor area擬議住用樓面面積 

Proposed non-domestic floor area 擬議非住用樓面面積 

Proposed gross floor area擬議總樓面面積  

 

……………………………sq.m About約 

……………………………sq.m About約 

…………………………… 

……………………………sq.m About約 

……………………………sq.m About約 

……………………………sq.m About約 

Proposed height and use(s) of different floors of buildings/structures (if applicable) 建築物/構築物的擬議高度及不同樓層

的擬議用途 (如適用) (Please use separate sheets if the space below is insufficient) (如以下空間不足，請另頁說明) 

…………………………………………………………………………………………………………………… 

…………………………………………………………………………………………………………………… 

…………………………………………………………………………………………………………………… 

…………………………………………………………………………………………………………………… 
Proposed number of car parking spaces by types 不同種類停車位的擬議數目 

Private Car Parking Spaces 私家車車位      

Motorcycle Parking Spaces 電單車車位      

Light Goods Vehicle Parking Spaces 輕型貨車泊車位  

Medium Goods Vehicle Parking Spaces 中型貨車泊車位  

Heavy Goods Vehicle Parking Spaces 重型貨車泊車位 

Others (Please Specify) 其他 (請列明) 

                                           

                                           

                                           

                                           

                                           

                                           

                                           

Proposed number of loading/unloading spaces上落客貨車位的擬議數目 

Taxi Spaces 的士車位 

Coach Spaces 旅遊巴車位 

Light Goods Vehicle Spaces 輕型貨車車位  

Medium Goods Vehicle Spaces 中型貨車車位  

Heavy Goods Vehicle Spaces 重型貨車車位 

Others (Please Specify) 其他 (請列明) 

                                           

                                           

                                           

                                           

                                           

                                           

                                           

Part 6  6  

✓

✓

✓

✓

✓
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(i) Gross floor area 
and/or plot ratio 
總樓面面積及／或 
地積比率 
 

 sq.m 平方米 Plot Ratio地積比率  

Domestic 
住用   
 

 
 About 約 
 Not more than
不多於 

  About 約 
Not more than 
不多於 

Non-domestic 
非住用   
 

 
 About 約 
 Not more than
不多於 

  About 約 
Not more than 
不多於 

(ii) No. of blocks 
幢數 
 

Domestic 
住用   
 

Non-domestic 
非住用   
 

(iii) Building height/No. 
of storeys 
建築物高度／層數 
 

Domestic 
住用   
 

m 米  
 (Not more than不多於) 

Storeys(s) 層  
 (Not more than不多於) 

Non-domestic 
非住用 m 米  

 (Not more than不多於) 

Storeys(s) 層  
 (Not more than不多於) 

(iv) Site coverage 
上蓋面積 
 

  %           About 約 

(v) No. of parking 
spaces and loading / 
unloading spaces 
停車位及上落客貨
車位數目 
 

Total no. of vehicle parking spaces 停車位總數  
 
Private Car Parking Spaces 私家車車位      
Motorcycle Parking Spaces 電單車車位      
Light Goods Vehicle Parking Spaces 輕型貨車泊車位  
Medium Goods Vehicle Parking Spaces 中型貨車泊車位 
Heavy Goods Vehicle Parking Spaces重型貨車泊車位 
Others (Please Specify) 其他 (請列明)    
__________________________________ 
__________________________________ 

 

Total no. of vehicle loading/unloading bays/lay-bys  
上落客貨車位／停車處總數 
 
Taxi Spaces 的士車位           
Coach Spaces 旅遊巴車位          
Light Goods Vehicle Spaces 輕型貨車車位  
Medium Goods Vehicle Spaces 中型貨車位 
Heavy Goods Vehicle Spaces重型貨車車位 
Others (Please Specify) 其他 (請列明)    
__________________________________ 
__________________________________ 

  

 
  

For Form No. S.16-III S.16-III

✓ ✓

✓

✓

✓



 
 
 
 
 
 
 
 
 

Annex 2 
 

Location Plan showing the Existing Bus Stop and  
the Run in/out of the Application Site 

 
 



 

Location Plan showing the Existing Bus Stop and 
the Run in/out of the Application Site 

Legend 

Visibility of Motorist from the application site 
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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 



  
 

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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Previous S.16 Applications 

Approved Applications 

Application No. Uses/ Development Date of Consideration 

A/NE-LYT/586 

Temporary Public Vehicle Park (Private Cars, Light 

Goods Vehicles and Medium Goods Vehicles) for a 

Period of 3 Years 

13.5.2016 

A/NE-LYT/691 

Renewal of Planning Approval for Temporary "Public 

Vehicle Park (Private Car, Light Goods Vehicle and 

Medium Goods Vehicle)" for a Period of 3 Years 

3.5.2019 

A/NE-LYT/741 

Proposed Temporary Public Vehicle Park for Private 

Cars and Medium Goods Vehicles, and Warehouse for 

Storage of Construction Materials for a Period of 3 

Years 

10.9.2021 

(Revoked on 10.6.2023) 
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Similar S.16 Application for Temporary Open Storage within the “Agriculture” zone  

in the vicinity of the Site in the Lung Yeuk Tau Area 
 

Rejected Application 

 

Application No. Uses/ Development 
Date of  

Consideration 

Rejection 

Reasons 

A/NE-LYT/685 

Proposed Temporary Open Storage of Wooden 

Materials, Metal and Miscellaneous Objects for 

a Period of 3 Years 

1.2.2019  R1-R4 

 

Rejection Reasons 

R1 The proposed development was not in line with the planning intention of the “Agriculture” 

(“AGR”) zone for the Lung Yeuk Tau and Kwan Tei South area, which was primarily to 

retain and safeguard good quality agricultural land/farm/fish ponds for agricultural 

purposes and 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 application did not comply with the Town Planning Board Guidelines for ‘Application 

for Open Storage and Port Back-up Uses under Section 16 of the Town Planning Ordinance’ 

in that no previous approval had been granted at the Site and there were adverse 

departmental comments and local objections on the application. 

R3 There was no information in the submission to demonstrate that the development would 

not cause adverse traffic impact on the surrounding areas. 

R4 The approval of the application would set an undesirable precedent for similar applications 

within the “AGR” zone. The cumulative effect of approving such similar applications 

would result in a general degradation of the rural environment of the area. 

  



  
 

Government Departments’ General Comments  

1. Land Administration 

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

 having reviewed the Further Information and site inspection conducted by her staff of DLO/N 

of LandsD on 25.4.2024, the lease breaches and illegal occupation of Government Land (GL) 

have been rectified.  She has no comment on the revised proposal and no objection to the 

application; and 

 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 GL is granted to the Site. 

2. Traffic 

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

 having reviewed the Further Information, she has no adverse comment on the application from 

engineering viewpoint; and 

 meanwhile, the project proponent is required to ensure that public transport services (including 

franchised bus and minibus services) operating outside the Site should not be affected at all 

times. 

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

(CHE/NTE, HyD): 

 having reviewed the Further Information, he has no comment on the application. 

3. Drainage 

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

 having reviewed the Further Information, he has no comment on the application from the public 

drainage viewpoint; 

 the Site is in the vicinity of existing Tan Shan River to the east of the Site.  Should the 

application be approved, the applicant shall be required to place all the proposed works at least 

3m away from the top of the bank of the Tan Shan River.  All the proposed works in the vicinity 

of the river 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 his satisfaction; 

 should the application be approved, conditions should be included to request the applicants to 

submit and implement a 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; and 

 the Site is in an area where no public sewerage connection is available.  Environmental 
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Protection Department should be consulted regarding the sewage treatment/disposal facilities 

for the proposed development. 

4. Landscape 

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

(CTP/UD&L, PlanD): 

 having reviewed the Further Information, a minimum of 2m setback for proposed structures 

from the trunk of existing trees is proposed as shown in Plan A-2, and she has no further 

comment and has no objection to the application from the landscape planning perspective.  

5. Fire Safety 

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

 he has no objection in-principle to the captioned application subject to fire service installations 

(FSIs) and water supplies for firefighting being provided to the satisfaction of his department,  

 having considered the nature of open storage, the following approval condition shall 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 applicants are required to submit a valid fire certificate (FS 251) to his department for 

approval and advised to note his advisory comments appended at Appendix VI. 

6. Building Matters 

 

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

(CBS/NTW, BD):  

 

 as there is no record of approval by the Building Authority for the existing structures at 

the Site, BD is not in a position to offer comments on their suitability for the use proposed 

in the application; and 

 detailed advisory comments under the Buildings Ordinance are appended in Appendix 

VI. 

7. Other Departments 

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

 

- Project Manager (North), North Development Office, Civil Engineering and Development 

Department; 

- Chief Engineer/Construction, Water Supplies Department; 

- Director of Food and Environmental Hygiene; and 

- Commissioner of Police. 
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Recommended Advisory Clauses 

 

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

that the low owners shall apply to DLO/N, LandsD for Short Term Waiver (STW) and Short 

Term Tenancy (STT) to permit the structures erected/to be erected within the said private lots 

and the occupation of the Government land.  The applications for STW and STT will be 

considered by the Government in its capacity as a landlord and there is no guarantee that they 

will be approved.  The STW and STT, if approved, will be subject to such terms and conditions 

including the payment of waiver fee/rent and administrative fee as considered appropriate by 

LandsD.  Besides, given the proposed use is temporary in nature, only erection of temporary 

structure(s) will be considered.  Lot 1490 in D.D. 76 is partly covered by Modification of 

Tenancy (MOT) No. 36513 for erection of temporary structures.  LandsD reserves the rights to 

take enforcement action for irregularities and cancel the MOT as appropriate;  

(b) to note the comments of the Director of Environmental Protection that in case the connection to 

public sewer is not feasible, septic tank and soakaway system is also considered to be acceptable 

provided that its design and construction follow the requirements of the ProPECC PN 1/23 

"Drainage Plans subject to Comment by the Environmental Protection Department", in particular 

the distance between stream and soakaway systems, and are duly certified by an Authorized 

Person.  Besides, the applicants should comply with all environmental protection/pollution 

control ordinances, including the Water Pollution Control Ordinance.  The applicants are also 

advised to follow relevant environmental mitigation measures as set out in the latest "Code of 

Practice on Handling the Environmental Aspects of Temporary Uses and Open Storage Sites" 

issued by Director of Environmental Protection in order to minimize any possible environmental 

nuisances to nearby sensitive receivers and watercourses; 

 

(c) to note the comments of the Commissioner for Transport that the applicants are required to ensure 

that public transport services (including franchised bus and minibus services) operating outside 

the Site should not be affected; 

 

(d) to note the comments of the Director of Agriculture, Fisheries and Conservation that the applicant 

should be reminded to perform good site practice so as not to pollute the watercourses nearby; 

 

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

(DSD) that the Site is in an area where no public sewerage connection is available.  Environmental 

Protection Department should be consulted regarding the sewage treatment/disposal facilities for 

the proposed development.  The applicants are advised to the following general requirements in 

the drainage proposal:  

 

(i) surface channel with grating covers should be provided along the Site boundary; 

 

(ii) 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; 

 

(iii) the cover levels of proposed channels should be flush with the existing adjoining ground 

level; 

 

(iv) 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; 
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(v) 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; 

 

(vi) the applicants should 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.  He should also ensure that the flow 

from the Site will not overload the existing drainage system; 

 

(vii) the applicants are reminded that 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; 

 

(viii) the applicants are reminded that all existing flow paths as well as the run-off falling onto 

and passing through the sites 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 subject site any time during 

or after the works;  

 

(ix) 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 their own expense;  

 

(x) 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; 

 

(xi) the applicants should make good all the adjacent affected areas upon the completion of 

the drainage works;  

 

(xii) the applicants shall allow all time free access for the Government and its agent to conduct 

site inspection on their completed drainage works; 

 

(xiii) the applicants and the successive lot owners shall allow connections from the adjacent 

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

 

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

sites, the existing drainage/flowpaths around the sites, 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;  

 

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

(i) having considered the design/nature of the proposal, FSIs are anticipated to be required.  

Therefore, the applicants are advised to submit relevant layout plans incorporated with the 

proposed FSIs to his department for approval.  The applicants should also be advised on 

the following points:  

 

1. the layout plans should be drawn to scale and depicted with dimensions and nature of 

occupancy;  
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2. the location of proposed FSIs to be installed should be clearly marked on the layout 

plans; 

 

3. attached good practice guidelines (Attachment 1) for open storage should be adhered 

to; 

 

(ii) to address this additional approval condition, the applicants are advised to submit a valid 

fire certificate (FS 251) to this Department for approval; and 

 

(iii) the applicants are reminded that if the subject application is required to comply with the 

Buildings Ordinance (Cap. 123), detailed fire service requirements will be formulated 

upon receipt of formal submission of general building plans; 

 

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

Department (CBS/NTW, BD):  

 

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

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

Building (Planning) Regulations (B(P)Rs); 

  

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

emergency vehicular access in accordance with B(P)Rs 5 and 41D respectively;  

 

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

development intensity shall be determined under Regulation 19(3) of the B(P)R at 

building plan submission stage;  

 

(iv) if the existing structures (not being a New Territories Exempted House) are erected on 

leased land without the approval of the Building Authority (BA), they are 

unauthorized building works (UBW) under the Building Ordinance (BO) and should 

not be designated for any proposed use under the captioned application; 

 

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

their removal in accordance with the prevailing enforcement policy against UBW as 

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

as an acceptance of any existing building works or UBW on the Site under the BO; 

 

(vi) before any new building works (including containers/ open sheds as temporary 

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

approval and consent from the BA should be obtained, otherwise they are UBW under 

the BO.  An authorized person should be appointed as the co-ordinator for the 

proposed building works in accordance with the BO;  

 

(vii) the applicants’ attention is also drawn to the provision under R40 and 41 of Building 

(Standards of Sanitary Fitments, Plumbing, Drainage Works and Latrines) 

Regulations in respect of disposal of surface water; and 

 

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

and 
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(h) to note the comments of Chief Town Planner/Urban Design and Landscape, Planning 

Department (CTP/UD&L, PlanD) that the applicants are advised to provide minimum 2m set 

back of proposed structures from the trunk for the 59 nos. of preserved trees (i.e.  Ficus 

microcarpa) that require larger growing and planting space.  Approval of the application does 

not imply approval of tree works such as pruning, transplanting and felling. The applicants are 

reminded to seek approval for any proposed tree works from relevant departments prior to 

commencement of the works. 
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