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Supplementary Statement 

 

1) Background 

1.1 The applicants seek planning permission from the Town Planning Board (the Board) to use Lot 

207 in D.D. 84, Ping Che, Ta Kwu Ling, New Territories (the Site) for 'Proposed Temporary 

Warehouse and Open Stroage of Construction Materials with Ancillary Facilities for a Period 

of 3 Years and Associated Filling of Land' (proposed development) (Plan 1 to 3).  

 

1.2 As the development of the Northern Metropolis is in full swing, this has stimulated the demand 

for construction materials in Hong Kong.  In view of this, the applicant would like to use the 

Site for storage of construction materials to alleviate the pressing demand of construction 

material, as well as to support the development of the Northern Metropolis.  

 

2) Planning Context 

2.1 The Site currently falls within an area zoned as "Agriculture” (“AGR”) on the Approved Ping 

Che and Ta Kwu Ling Outline Zoning Plan (OZP) No.: S/NE-TKL/14.  According to the Notes of 

the OZP, ‘warehouse’ and ‘open storage’ uses are not a column one nor two uses within the 

“AGR” zone, which requires planning permission from the Board (Plan 2).  Furthermore, filling 

of land also required planning permission from the Board.    

 

2.2 Although the Site falls within area zoned as “AGR”, there is no active agricultural use within 

the Site.  The Site is also surrounded by open storage yards and sites occupied by temporary 

structures for warehouse and workshop uses; hence, the proposed development is considered 

not incompatible with the surrounding area.  Therefore, approval of the current application 

on a temporary basis of 3 years would not jeopardize the long-term planning intention of the 

“AGR” zone and better utilize deserted agricultural land in the New Territories. 

 

2.3 The Site currently falls entirely within Category 2 area according to the Town Planning Board 

Guidelines for Application for Open Storage and Port Back-up Uses (TPB PG-No. 13G), which 

the Site is considered suitable for open storage and port back-up uses (Plan 4).  Furthermore, 

similar S.16 planning applications for similar uses within the same “AGR” zone were previously 

approved by the Board in 2023.  The latest application (No. A/NE-TKL/714) for the same ‘open 

storage’ use was approved by the Board on a temporary basis of 3 years on 19/05/2023.  

Therefore, approval of the current application is in line with the Board’s previous decisions and 
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would not set an undesirable precedent within the “AGR” zone.  

 

2.4 The Site is also the subject of a previous S.16 planning application (No. A/NE-TKL/695) for 

‘temporary open storage and warehouse for storage of timber and wooden parts’ submitted 

by the same applicants as the current application, which was approved by the Board on a 

temporary basis of 3 years in 2022, hence, approval of the current application is in line with 

the Board’s previous decisions and would not set undesirable precedent within the “AGR” zone. 

   

2.5 When compared with the previous application, the building height, GFA, covered area, plot 

ratio and no. of parking spaces are increased to meet the operational need while the site area 

and number of structures remain unchanged.  The applicants submitted drainage and fire 

service installations (FSIs) proposals to support the current application (Appendices I to II) .   

 

3) Development Proposal 

3.1 The Site occupies an area of 1,649 m2 (about) (Plan 3).  The operation hours of Site are 

Monday to Saturday from 07:00 to 19:00.  No operation on Sunday and public holiday.  Two 

2-storey structures are proposed at the Site for warehouse for storage of construction 

materials, covered loading/unloading (L/UL) area, site office and washroom with total GFA of 

1,121 m2 (about) (Plan 5).  The ancillary site office is intended to provide indoor workspace 

for administrative staff to support the daily operation of the Site.  It is estimated that the Site 

would be able to accommodate 5 staff.  As the Site is proposed for 'warehouse' and ‘open 

storage’ uses with no shopfront, no visitor is anticipated at the Site.  Details of development 

parameters are shown at Table 1 below: 

  

Table 1 – Major Development Parameters 

Application Site Area 1,649 m2 (about) 

Covered Area 929 m2 (about) 

Uncovered Area 720 m2 (about) 

 

Plot Ratio 0.68 (about) 

Site Coverage 56 % (about) 

 

Number of Structure 2 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

1,121 m2 (about) 

Not applicable 

1,121 m2 (about) 
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Building Height Not exceeding 8 m 

No. of Storey 2 

 

3.2 The proposed warehouse/open storage are intended for storage/open storage of construction 

materials (i.e. timber, tiles, pipes, bricks etc.).  No dangerous goods and workshop activities 

will be stored/conducted at the Site at any time during the planning approval period.  The 

open storage activities would only take place in the designated area (i.e. about 96m2) within 

the Site at any time during the planning approval period (Plan 5). 

 

3.3 The Site has already been filled wholly with concrete of not more than 0.3 m (about) in depth 

for site formation of structures, parking space, loading/unloading (L/UL) spaces and circulation 

area (Plan 6).  As heavy loading of structures and vehicles would compact the existing soiled 

ground and weaken the ground surface, concrete site formation is required to meet the 

operation needs and the extent of filling has been kept to minimal.  The applicants will strictly 

follow the proposed scheme and no further filling of land will be carried out at the Site during 

the planning approval period.  The applicants will reinstate the Site to an amenity area after 

the planning approval period. 

 

3.4 The Site is accessible from Ping Che Road via a local access (Plan 1).  A total of 3 parking and 

L/UL spaces are provided at the Site, details are shown at Table 2 below: 

 

Table 2 – Parking and L/UL Provisions 

Type of Space No. of Space 

Private Car (PC) Parking Space for Staff 

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

L/UL Space for Container Vehicle (CV) 

- 3.5 m (W) x 16 m (L) 
1 

 

3.5 Private car parking spaces are provided for staff to commute to the Site.  CV is deployed for 

transportation of construction materials to be stored at the Site, hence, L/UL spaces for the 

aforesaid vehicle is provided (Plan 5).  Sufficient space is also provided for vehicle to smoothly 

manoeuvre within the Site to ensure that no vehicle will turn back onto the local access (Plan 

7).  Staff is also deployed at the ingress/ egress of the Site to direct vehicle entering/exiting 

the Site to enhance pedestrian safety.  As traffic generated and attracted by the proposed 

development is minimal (as shown at Table 3 below), adverse traffic impact to the nearby road 
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network should not be anticipated. 

 
Table 3 –Trip Generation and Attraction of the Site 

Time Period 
PC CV 

2-Way Total 
In Out In Out 

Trips at AM peak per hour 

(07:00 – 08:00) 
2 0 1 0 3 

Trips at PM peak per hour 

(18:00 – 19:00) 
0 2 0 1 3 

Traffic trip per hour  

(average) 
0 0 1 1 2 

  

3.6 The applicants will strictly follow the ‘Code of Practice on Handling the Environmental Aspects 

of Temporary Uses and Open Storage Sites’ issued by Environmental Protection Department 

(EPD) to minimise adverse environmental impacts and nuisance to the surrounding area.  The 

applicants will strictly comply with all environmental protection / pollution control ordinances, 

i.e. Water Pollution Control Ordinance, Air Pollution Control Ordinance, Noise Control 

Ordinance etc. at any time during the planning approval period.  The applicants will follow 

the Professional Persons Environmental Consultative Committee Practice Notes (ProPECCPNs) 

for sewage treatment at the Site. 

 

4) Conclusion 

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

Adequate mitigation measures are provided by the applicants, i.e. submission of drainage and 

FSIs proposals to mitigate any adverse impact arising from the proposed development 

(Appendices I to II).  

 

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

application for ‘Proposed Temporary Warehouse and Open Storage of Construction Material 

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

 

 

R-riches Property Consultants Limited 

May 2024 
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1. Introduction 

1.1 Background 

1.1.1 With reference to the approval on planning application of A/NE-TKL/695, in which the application 

seeks planning permission for proposed temporary open storage and warehouse for storage of 

timber and wooden parts for a period of 3 years at the development site.  

1.1.2 This Drainage Proposal aim to discharge/fulfil the planning approval condition (c) and to support 

the development in drainage aspect.  

 

1.2 The Site 

1.2.1 The Development Site was situated beside a village road at Ta Kwu Ling, North Distract. It has an 

area of about 1,649 m2.  The existing site is fully paved. The site location plan is shown in Figure 

1. 

1.2.2 The existing ground level of the site is approx. +11.6 mPD and it is intended to maintain the same 

level at the proposed development site. 

1.2.3 There is an existing 400 mm width channel at perimeter of development site. At the north of the 

site, beside the local village road and unused agricultural land, there is an existing channel and 

stream with size upto approx.. 2.2m width at downstream. Existing Drainage Plan and Site Photo 

of existing channel/stream are shown in Figure 2 for reference.  

1.2.4 Proposed Development Layout plan is shown in Appendix B for reference. 
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2. Development Proposal 

2.1 The Proposed Development 

2.1.1 The total site area is approximately 1,649 m2. The indicative development schedule is summarized 

in Table 1 below for technical assessment purpose.  The catchment plan is shown in Figure 4. 

Proposed Development 

Total Site Area (m2) 1,649 

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

1,649 

    Table 1 - Key Development Parameters 

    

 

 
  

3. Assessment Criteria 

3.1.1 The Recommended Design Return Period based on Flood Level from SDM (Table 10) is adopted 

for this DIA.  The recommendation is summarized in Table 2 below. 

Description Design Return Periods 

Intensively Used Agricultural Land 2 – 5 Years 

Village Drainage Including Internal 

Drainage System under a polder 

Scheme 

10 Years 

Main Rural Catchment Drainage 

Channels 

50 Years 

Urban Drainage Trunk System 200 Years 

Urban Drainage Branch System 50 Years 

Table 2– Design Return Periods under SDM 

3.1.2 The village drainage system intended to collect runoff from the internal site. 1 in 10 years return 

period is adopted for the drainage design. 
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3.1.3 Stormwater drainage design will be carried out in accordance with the criteria set out in the 

Stormwater Drainage Manual published by DSD. The proposed design criteria to be adopted for 

design of this stormwater drainage system and factors which have been considered are summarised 

below. 

1. Intensity-Duration-Frequency Relationship – The Recommended Intensity-
Duration-Frequency relationship is used to estimate the intensity of rainfall. It 
can be expressed by the following algebraic equation. 

𝑖 =
𝑎

(𝑡𝑑 + 𝑏)𝑐
 

  

The site is located within North District Rainfall Zone. Therefore, for 10 years 

return period, the following values are adopted. 

 

a = 1157.7 

b = 19.04 

c = 0.597 

 

2. The peak runoff is calculated by the Rational Method 
i.e. Qp = 0.278CiA 

 

where Qp = peak runoff in m3/s 

   C = runoff coefficient (dimensionless) 

   i = rainfall intensity in mm/hr 

   A = catchment area in km2 

 

 

3. The run-off coefficient (C) of surface runoff are taken as follows: 
 
● Paved Area:    C = 0.95 
● Unpaved Area:   C = 0.35 
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4. Manning’s Equation is used for calculation of velocity of flow inside the channels: 
 

Manning’s Equation:    𝑣 =
𝑅

1
6

𝑛
 𝑅

1

2 𝑆𝑓

1

2 

 

Where,  

 

V = velocity of the pipe flow (m/s) 

Sf = hydraulic gradient 

n = manning’s coefficient 

R = hydraulic radius (m) 

 

 

5. Colebrook-White Equation is used for calculation of velocity of flow inside the pipes: 
 

Colebrook-White Equation:  𝑣 = −√32𝑔𝑅𝑆 𝑙𝑜𝑔 𝑙𝑜𝑔 ( 
𝑘𝑠

14.8𝑅
+

1.255𝑣

𝑅√32𝑔𝑅𝑆𝑓
) 

where,  

  V = velocity of the pipe flow (m/s) 

  Sf = hydraulic gradient 

  kf = roughness value (m) 

  v = kinematics viscosity of fluid 

  D = pipe diameter (m) 

  R = hydraulic radius (m) 
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4. Design Review of Existing Drainage System 

4.1.1 As the existing site area is fully paved, there is no additional runoff generated from the development 

site. 

4.1.2 There is existing 400mm (W) (gradient 1 in 200) channels at the perimeter of the site as shown in 

Figure 2. The site runoff is discharging to an existing channel/stream (approx. 2.2m (W), gradient 

1 in 150) at the north of the site. 

4.1.3 The alignment, size and gradient of the existing drains are shown in Figure 3. The site and nearby 

area is generally flat. For capacity check of existing channel/stream, additional min. 15m area 

around the site (Zone E3 in Figure 4) was added to the catchment plan for assessment purpose. 

The catchment plan is shown in Figure 4.  

4.1.4 The Design review of the existing 400mm channels are shown in Appendix A.  

 

5. Conclusion 

5.1.1 A drainage review has been conducted for the Proposed Development.  As the existing site area is 

fully paved, there is no additional runoff generated from/drainage impact due to the development 

site. 

5.1.2 The surface runoff from the Development Site will be collected by the existing drains and 

discharged to the existing channel/stream beside local road.  The design review in Appendix A 

demonstrated that the utilization of existing drains is less than 70%. 

5.1.2 With the existing drainage system, it is anticipated that there will be no significant drainage impact 

to the area after the implementation of the development. 

 

- End of Text    - 
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APPENDIX



Appendix A - Design Review of Existing Drainage System

Existing U Channel 1 (Zone C1 + E4)

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 330 + 1649 = 1979  (m2)

Unpaved Area 330 x 0  = 0  (m2)

Total Equivalent Area 1979 x 0.95 + 0 x 0.35 = 1880  (m2) *

Rainfall Intensity, I * 173 mm/hr

Design Discharge Rate, Q 0.278 x 1880 x 173 / 1000000 = 0.091 m3/s

U Channel 

Channel Size 400 (mm)

Gradient 1 in 200

Velocity 1.35 m/s

Capacity 0.193 m3/s

Utilization 0.091 / 0.193 = 46.85 % OK  (less than 90%, for 10% siltation allowance)

Existing Channel/ Stream (Zone C1 + E1 + E2 + E3 + E4)

Runoff Estimation
Design Return Period 1 in 10 years

Paved Area 8806   = 8806  (m2)

Unpaved Area 3932  = 3932  (m2)

Total Equivalent Area 8806 x 0.95 + 3932 x 0.35 = 9742  (m2) *

Rainfall Intensity, I * 173 mm/hr

Design Discharge Rate, Q 0.278 x 3932 x 173 / 1000000 = 0.470 m3/s
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Our Ref.: DD84 Lot 207 

Your Ref.: TPB/A/NE-TKL/762 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

Supplementary Information 

 

Proposed Temporary Warehouse and Open Storage of Construction Material with Ancillary 

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

Lot 207 in D.D. 84, Ping Che, Ta Kwu Ling, New Territories 

 

(S.16 Planning Application No. A/NE-TKL/762) 

 

We are writing to submit supplementary information (i.e. a revised fire service installations 

proposal) to support the subject application (Appendix I). 

 

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

TSE at (852) 2339 0884 / louistse@r-riches.com.hk or the undersigned at your convenience.  Thank 

you for your kind attention. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 
Matthew NG  

Planning and Development Manager 

 

 

 

 

 

 

cc DPO/STN, PlanD        (Attn.: Ms. Sheren LEE      email: sswlee@pland.gov.hk )   

     (Attn.: Ms. Katie LEUNG  email: kyyleung@pland.gov.hk ) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

13 June 2024 

Appendix Ia of RNTPC
Paper No. A/NE-TKL/762



F.S.D. Ref.

B.O.O. Ref. BD   

FP   

FS-01 0

Century Fire Service

F.S. Notes, Legend,

Fire Service Installation

Layout Plan

Engineering Co.,  Ltd.

PROPOSED WAREHOUSE TEMPORARY AND OPEN STORAGE OF

CONSTRUCTION MATERIAL WITH ANCILLARY FACILITIES FOR A

PERIOD OF 3 YEARS AND ASSOCIATED FILLING OF LAND AT LOT

207 IN D.D. 84, PING CHE, TA KWU LING, NEW TERRITORIES

C.K.NG

1 : 300 (A0)

12 Jun 2024

F.S.NOTES:

B1

C

V

P

C

P

C

INGRESS / EGRESS

9 m (ABOUT)(W)

AREA DESIGNATED

AS OPEN STORAGE

B2

A 2-STOREY CONTAINER CONVERTED

STRUCTURE (GFA: 94m2) IS LOCATED

AT STRUCTURE B2

1/F OF B1

GFA: 145m2 (ABOUT)

THE REMAINING AREA

OF B1 IS 1-STOREY.

COVERED LOADING /

UNLOADING SPACE

STRUCTURE USE COVERED GFA BUILDING

AREA HEIGHT

B1 WAREHOUSE FOR STORAGE OF

520 m2 (ABOUT) 665 m2 (ABOUT) NOT EXCEEDING 8 m (#2-STOREY)

CONSTRUCTION MATERIALS

B2 WAREHOUSE FOR STORAGE OF

409 m2 (ABOUT) 456 m2 (ABOUT) NOT EXCEEDING 8 m (#2-STOREY)

CONSTRUCTION MATERIALS,

COVERED L/UL AREA, SITE OFFICE

AND WASHROOM

TOTAL

929 m2 (ABOUT) 1,121 m2 (ABOUT)

#

ONLY PORTIONS OF STRUCTURES B1 AND B2 ARE 2-STOREY, THE REMAINING AREA OF STRUCTURES B1 AND B2 ARE 1-STOREY.

APPLICATION SITE

Water Tank

Room For FSIs

Pump Room

    For FSIs

THE REMAINING AREA

OF B2 IS 1-STOREY.

Structure B1 Openable Windows Calculation

Area of Structure B1 = 665sq.m.

Area of High Bay Window (H.B.W.) = 2.0m(H) x 21m = 42 sq.m.

Total openable window area = 42 sq.m.

                                                 = 6.31% of floor area

Structure B2 Openable Windows Calculation

Area of Structure B2 = 409sq.m.

Area of High Bay Window (H.B.W.) = 2.0m(H) x 13m = 26 sq.m.

Total openable window area = 26 sq.m.

                                                 = 6.35% of floor area
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Our Ref.: DD84 Lot 207 

Your Ref.:  TPB/A/NE-TKL/762 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

1st Further Information 

 

Proposed Temporary Warehouse and Open Storage of Construction Material with Ancillary 

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

Lot 207 in D.D. 84, Ping Che, Ta Kwu Ling, New Territories 

 

(S.16 Planning Application No. A/NE-TKL/762) 

 

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

subject application (Appendix I). 

 

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

Christian CHIM at (852) 2339 0884 / christianchim@r-riches.com.hk or the undersigned at your 

convenience.  Thank you for your kind attention. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 

 

 

 

Louis TSE 

Town Planner  

 

 

 

 

 
cc DPO/STN, PlanD  (Attn.: Ms. Sheren LEE  email: sswlee@pland.gov.hk )   

    (Attn.: Ms. Katie LEUNG   email: kyyleung@pland.gov.hk ) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

23 July 2024 

Appendix Ib of RNTPC
Paper No. A/NE-TKL/762
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Responses-to-Comments  
 

Proposed Temporary Warehouse and Open Storage of Construction Material with Ancillary 
Facilities for a Period of 3 Years and Associated Filling of Land in “Agriculture” Zone,  

Lot 207 in D.D. 84, Ping Che, Ta Kwu Ling, New Territories 
 

(Application No. A/NE-TKL/762) 
 
(i) The application site (the Site) is the subject of a previous application (No. A/NE-TKL/695) for 

‘temporary open storage and warehouse for storage of timber and wooden parts’ submitted 
by the different consultant on behalf of the applicants as the current application, which was 
approved by the Board on a temporary basis of 3 years in 2022.  However, the applicants did 
not aware the specified time limit for the approval conditions, as a result, the applicants failed 
to comply with the approval conditions in respect of the provision of fire service installations 
(FSIs) and drainage facilities within the Site, which caused the revocation of the previous 
application on 18/09/2023.  In support of the current application, the applicants submitted a 
FSIs and a drainage proposal to mitigate any adverse impact arising from the proposed 
development.  The applicants will make effort to comply with all relevant conditions after 
planning approval has been granted by the Town Planning Board (the Board).  
 

(ii) A revised plan showing the access road connecting the Site and Ping Che Road is provided (Plan 
1).  
 

(iii) A RtoC Table: 
 

Departmental Comments Applicant’s Responses 

1. Comments of the Commissioner for Transport (C for T) 

(a) The applicant shall advise the 
management/control measures to be 
implemented to ensure no queuing of 
vehicles outside the subject site. 

As the Site is proposed for ‘warehouse’ and 
‘open storage’ uses with no shopfront, no 
visitor is anticipated at the Site and only the 
applicant’s fleets will be allowed to 
enter/exit the Site.  As the vehicular trips 
could be strictly controlled by the applicant, 
queuing of vehicles outside the Site will not 
be anticipated.  Staff will be deployed at the 
ingress/egress of the Site to direct vehicles 
entering and exiting the Site.  Sufficient 
space is also reserved for smooth 
manoeuvring within the Site to ensure that 
no queuing of vehicle outside the Site at any 
time during the planning approval period. 
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(b) The applicant shall advise the provision and 
management of pedestrian facilities to 
ensure pedestrian safety; and 

Staff will be deployed by the applicant to 
direct vehicle entering/exiting the Site.  
‘Stop and give way’ and ‘beware of 
pedestrians’ signs would also be erected to 
ensure pedestrian safety to/from the Site. 

 
(c) The proposed vehicular access between Ping 

Che Road and the application site is not 
managed by TD. The applicant should seek 
comments from the responsible party. 

 

Noted. 

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

Comments received on 18/07/2024 
(a) Having reviewed the submitted RtC by the 

applicant, four existing trees (i.e. Terminalia 
mantaly 小 葉 欖 仁 ) within the site are 
proposed to be felled due to in conflict with 
the proposed structures and there is 
insufficient space for tree growth.  
 

A landscape proposal is provided by the 
applicant to transplant the four existing 
trees within the Site (Plan 2).  The existing 
trees will be transplanted along the 
northwest periphery of the Site.  All these 
trees will be maintained by the applicant 
during the planning approval period.  

(b) The applicant is advised to review the 
proposed layout plan to preserve the existing 
trees within the site as far as practicable. 
Proposed mitigation measures, if any, should 
be provided for TPB’s consideration. 
 

(c) The applicant should be advised that 
approval of the application does not imply 
approval of tree works such as pruning, 
transplanting and felling.  The applicant is 
reminded to seek approval for any proposed 
tree works from relevant authority prior to 
commencement of the works.  
 

Comments received on 12/07/2024 
(a) Landscape Observations and Comments 

 
With reference to the aerial photo of 2023, 
the site is located in an area of miscellaneous 
rural fringe landscapes character comprising 
of temporary structures, active farmlands 
and woodland within the “GB” zones. There is 
no significant change in the landscape 

According to our site visit conducted in May 
2024, no old and valuable trees or 
protected species have been identified at 
the Site.  Due to the four existing trees (i.e. 
terminalia neotaliala) are in conflict with 
the structure within the Site and there is 
insufficient space for healthy tree growth, 
all existing trees will be affected and none 
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character since the last planning application 
was approved. The proposed use under this 
application is considered not incompatible 
with its surrounding environment. Based on 
DPO’s site photos taken on 28.6.2024, the 
site is hard paved and partly occupied by a 
temporary structure. Four existing trees of 
common species are observed within the site. 
Since no information on the existing trees 
within the site, proposed tree treatment and 
landscape treatment/mitigation measures is 
provided, potential impact on the existing 
landscape resources cannot be ascertained. 
 

of the existing trees are proposed to be 
retained at the Site.  

(b) Detailed Comments/ Advisory Comments 
 
The applicant is advised to provide 
information on the existing trees within the 
application site including locations, species 
and sizes, general condition with photos, 
proposed tree treatment and mitigation 
measures for consideration 
 

(c) The applicant should be advised that 
approval of the application does not imply 
approval of tree works such as pruning, 
transplanting and felling. The applicant is 
reminded to seek approval for any proposed 
tree works from relevant authority prior to 
commencement of the works. 
 

Noted. 

3. Comments of the Director of Agricultures, Fisheries and Conservation (DAFC) 
(a) The subject site falls within the “AGR” zone 

and is generally occupied by some structures. 
The agricultural activities are active in the 
vicinity, and agricultural infrastructures such 
as road access and water source are also 
available. The subject site can be used for 
agricultural activities such as open-field 
cultivation, greenhouses, plant nurseries, etc. 
As the subject site possesses potential for 
agricultural rehabilitation, the proposed 
development is not supported from 
agricultural perspective. 
 

Although the Site falls within area zoned as 
“AGR”, there is no active agricultural use 
within the Site.  The Site is also surrounded 
by open storage yards and sites occupied by 
temporary structures for warehouse and 
workshop uses; hence, the proposed 
development is considered not 
incompatible with the surrounding area.  
Therefore, approval of the current 
application on a temporary basis of 3 years 
would not jeopardize the long-term 
planning intention of the “AGR” zone and 
better utilize deserted agricultural land in 



S.16 Planning Application No. A/NE-TKL/762 

4 | Page - Appendix I 
(FI 1 – 20240723 - LT) 

the New Territories.  The applicants will 
reinstate the Site to an amenity area after 
the planning approval period. 
 

4. Comments of the Director of Fire Servies (D of FS) 
(a) Please clarify whether the 1/F of B1 will be 

covered by sprinkler system. 
Please be clarified that the 1/F of structure 
B1 will be covered by sprinkler system as 
shown in the revised FSIs proposal (Annex 
I). 
 

5. Comments of the District Lands Officer/North, Lands Department (DLO/N, LandsD) 
(a) No objection to the application. 

 
Noted.  The applicant will submit Short 
Term Waiver (STW) application to rectify 
the applied use erected on the concerned 
lots after planning approval has been 
obtained from the Board.   
 

(b) The Site comprises Old Schedule Agricultural 
Lot held under the Block Government Lease 
which contains the restriction that no 
structures are allowed to be erected without 
the prior approval of the Government.  No 
right of access via Government land (GL) is 
granted to the application site. 
 

(c) The Site is currently already being used for 
the applied use. 
 

(d) The following irregularity covered by the 
subject planning application has been 
detected by her office: 
 
Unauthorized structures within the said 
private lot covered by the planning 
application 
 
There are unauthorized structures on the 
private lot.  The lot owners should 
immediately rectify the lease breaches and 
her office reserves the rights to take 
necessary lease enforcement action against 
the breaches without further notice; and 
 

(e) If the planning application is approved, the lot 
owners shall apply to her office for a Short 
Term Waiver (STW) to permit the structure 
erected/to be erected within the said private 
lot.  The application for STW will be 
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considered by the Government in its capacity 
as a landlord and there is no guarantee that it 
will be approved. The STW, if approved, will 
be subject to such terms and conditions 
including the payment of back-dated waiver 
fee from the first date the unauthorized 
structures were erected and administrative 
fee as considered appropriate by 
LandsD.  Besides, given the proposed use is 
temporary in nature, only erection of 
temporary structure will be considered. 
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1/F OF B1

GFA: 145m2 (ABOUT)

THE REMAINING AREA

OF B1 IS 1-STOREY.

COVERED LOADING /

UNLOADING SPACE

STRUCTURE USE COVERED GFA BUILDING

AREA HEIGHT

B1 WAREHOUSE FOR STORAGE OF

520 m2 (ABOUT) 665 m2 (ABOUT) NOT EXCEEDING 8 m (#2-STOREY)

CONSTRUCTION MATERIALS

B2 WAREHOUSE FOR STORAGE OF

409 m2 (ABOUT) 456 m2 (ABOUT) NOT EXCEEDING 8 m (#2-STOREY)

CONSTRUCTION MATERIALS,

COVERED L/UL AREA, SITE OFFICE

AND WASHROOM

TOTAL

929 m2 (ABOUT) 1,121 m2 (ABOUT)

#

ONLY PORTIONS OF STRUCTURES B1 AND B2 ARE 2-STOREY, THE REMAINING AREA OF STRUCTURES B1 AND B2 ARE 1-STOREY.

APPLICATION SITE

Water Tank

Room For FSIs

Pump Room

    For FSIs

THE REMAINING AREA

OF B2 IS 1-STOREY.

Structure B1 Openable Windows Calculation

Area of Structure B1 = 665sq.m.

Area of High Bay Window (H.B.W.) = 2.0m(H) x 21m = 42 sq.m.

Total openable window area = 42 sq.m.

= 6.31% of floor area

Structure B2 Openable Windows Calculation

Area of Structure B2 = 409sq.m.

Area of High Bay Window (H.B.W.) = 2.0m(H) x 13m = 26 sq.m.

Total openable window area = 26 sq.m.

= 6.35% of floor area
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Previous S.16 Application

Approved Application

Application No. Proposed Developments Date of
Consideration

A/NE-TKL/695
Proposed Temporary Open Storage and Warehouse

for Storage of Timber and Wooden Parts for a Period
of 3 Years

18.3.2022
(revoked on
18.9.2023
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Similar s.16 Applications for Warehouse and Open Storage of
Construction Materials with Ancillary Facilities

within/partly within the Same “Agriculture” Zone in the
Ping Che & Ta Kwu Ling Area

Approved Applications

Application No. Uses/Developments Date of
Consideration

A/NE-TKL/622*
Renewal of Planning Approval for Temporary Open

Storage of Construction Equipment and Materials for a
Period of 3 Years

6.9.2019

A/NE-TKL/642#

Renewal of Planning Approval for Temporary Open
Storage of Construction Materials, Equipment and

Machineries with Ancillary Storage of Construction
Equipment, Machineries, Tools and Site Office for a Period

of 3 Years

15.9.2020

A/NE-TKL/671& Temporary Open Storage of Recyclable Materials and
Ancillary Workshop for a Period of 3 Years 9.7.2021

A/NE-TKL/707*
Renewal of Planning Approval for Temporary Open

Storage of Construction Equipment and Materials for a
Period of 3 Years

23.9.2022

A/NE-TKL/714 Temporary Open Storage of Construction Machinery and
Construction Materials for a Period of 3 Years 19.5.2023

A/NE-TKL/721
Proposed Temporary Warehouse for Storage of

Construction Materials and Electronic Products for a Period
of 3 Years

19.5.2023

A/NE-TKL/724%
Proposed Temporary Open Storage of Construction

Machinery and Construction Materials for a Period of 3
Years

11.9.2023
(revoked on
4.12.2023)

A/NE-TKL/734#

Temporary Open Storage of Construction Materials,
Equipment and Machineries with Ancillary Storage of
Construction Equipment, Machineries, Tools and Site

Office for a Period of 3 Years

11.8.2023
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A/NE-TKL/737
Proposed Temporary Warehouse (Excluding Dangerous

Goods Godown) with Ancillary Facilities for a Period of 3
Years and Associated Filling of Land

11.9.2023

A/NE-TKL/745%
Proposed Temporary Open Storage of Construction

Machinery and Construction Materials for a Period of 3
Years

15.3.2024

A/NE-TKL/746
Proposed Temporary Open Storage of Construction

Material and Machinery with Ancillary Facilities for a
Period of 3 Years and Associated Filling of Land

15.3.2024

A/NE-TKL/757
Proposed Temporary Warehouse (Excluding Dangerous

Goods Godown) with Ancillary Facilities for a Period of 3
Years and Associated Filling of Land

21.6.2024

A/NE-TKL/758&
Renewal of Planning Approval for Temporary Open

Storage of Recyclable Materials and Ancillary Workshop
for a Period of Three Years

5.7.2024

Remarks

#: The application nos. A/NE-TKL/642 and A/NE-TKL/734 involve the same site.

*: The application nos. A/NE-TKL/622 & A/NE-TKL/707 involves the same site.

&: The application nos. A/NE-TKL/671 & A/NE-TKL/758 involves the same site.

%: The application nos. A/NE-TKL/724, A/NE-TKL/745 and A/NE-TKL/625 (rejected application)

involved the same site.
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Rejected Application

Application No. Uses/ Development Date of
Consideration

Rejection
Reasons

A/NE-TKL/625%
Proposed Temporary Open Storage of

Construction Machinery and Container for a
Period of 3 Years

4.10.2019 R1-R3

Remarks

% : The application nos. A/NE-TKL/625, A/NE-TKL/724 (approved application) & A/NE-TKL/745
(approved application) involve the same site.

Rejection Reasons

R1. The proposed development was not in line with the planning intention of the “Agriculture”
zone, 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 justification
in the submission for a departure from such planning intention, even on a temporary basis.

R2. The application did not comply with the Town Planning Board (TPB) Guidelines for
Application for Open Storage and Port Back-up Uses under Section 16 of the Town Planning
Ordinance (TPB PG-No.13E) in that there was no previous planning approval for open storage
use granted at the site; there were adverse comments from the relevant Government
departments and local objections against the application.

R3. The applicant failed to demonstrate that the development would have no adverse traffic impact
on the surrounding areas.
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Government Departments’ General Comments

1. Traffic

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

� having reviewed the Further Information (FI) (Appendix Ib), she has no further comment on
the application from traffic engineering viewpoint;

� the approval conditions on the implementation of traffic management measures as proposed by
the applicants within 9 months from the date of planning approval to the satisfaction of the
Commissioner for Transport or of the Town Planning Board, and the implemented traffic
management measures shall be maintained at all time during the planning approval period are
suggested; and

� the vehicular access between Ping Che Road and the application (the Site) is not managed by
the Transport Department. The applicants should seek comment from the responsible party.

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

� the proposed access arrangement of the Site should be commented and approved by the
Transport Department;

� adequate drainage measures shall be provided to prevent surface water running from the Site
to the nearby public roads and drains; and

� the access road connecting the Site with the nearby public road is not and will not be maintained
by his Office. His Office should not be responsible for maintaining any access connecting the
Site.

2. Drainage

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

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

� the Site is in an area where no public sewerage connection is available.  Environmental
Protection Department (EPD) should be consulted regarding the sewage treatment/disposal
facilities for the proposed use;

� 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

� no objection for the applicants to address the comments on submitted drainage proposal in next
stage.  His comments on the submitted drainage proposal are set out at Appendix V.
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3. Landscape

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

� having reviewed the FI (Appendix Ib), she has no further comment on the application from
landscape planning perspective;

� the Site is located in an area of miscellaneous rural fringe landscapes character comprising
temporary structures, active farmlands and woodland within the “Green Belt” zones in the
vicinity of the Site.  There is no significant change in the landscape character since the last
planning application (No. A/NE-TKL/695) was approved.  The proposed use under this
application is considered not incompatible with its surrounding environment.  Based on the site
photos, the Site is hard-paved and partly occupied by a temporary structure.  Four existing trees
of common species are observed within the Site (Plan A-2);

� the applicant is advised to provide larger tree pit (i.e. around 1.2m (W) x 1.2m (L) x 1.2m (D))
to sustain the growth of new trees wherever appropriate. The applicant is also advised to
provide continuous soil trench/ planter for better root growth; and

� 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 authority prior to commencement of the works.

4. Fire Safety

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

� no in-principle objection to the proposal subject to fire service installations being provided to
the satisfaction of the D of FS;

� having considered the nature of open storage, approval condition of provision of fire
extinguisher(s) within 6 weeks from the date of planning approval to the satisfaction of the D
of FS shall be added. To address this approval condition, the applicants are advised to submit
a valid fire certificate (FS 251) to this Department for approval;

� the applicants are reminded that if the proposed structures are 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; and

� his advisory comments are set out at Appendix VI.

5. Project Interface

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

� the proposed temporary warehouse and open storage of construction material with ancillary
facilities on a three-year basis and associated filling of land (the subject development) is
located within the proposed New Territories North (NTN) New Town under the Planning and
Engineering (P&E) Study for NTN New Town and Man Kam To. Please note that the P&E
Study already commenced on 29 Oct 2021. While the implementation programme of NTN
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New Town is being formulated under the P&E Study, the site formation works will likely
commence soon after the completion of detailed design in next stage. Hence, please be
reminded that subject to the land use planning in the P&E Study, the subject development, if
approved, may need to be vacated for the site formation works.

6. Other Departments

� The following government departments have no comments on the application:

(a) Chief Engineer/Construction, Water Supplies Department; and

(b) Chief Building Surveyor/New Territories West, Buildings Department.
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Recommended Advisory Clauses

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

(i) the application site (the Site) comprises Old Schedule Agricultural Lots held under the
Block Government Lease which contains the restriction that no structures are allowed to be
erected without the prior approval of the Government.  No right of access via. Government
land (GL) is granted to the Site;

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

Unauthorized structures within the private lot covered by the planning application

there are unauthorized structures on the private lot.  The lot owners should immediately
rectify the lease breaches and her office reserves the rights to take necessary lease
enforcement action against the breaches without further notice; and

(iii) if the planning application is approved, the lot owners shall apply to her office for a Short
Tem Waiver (STW) to permit the structure erected/to be erected within the said private lot.
The application for STW will be considered by the Government in its capacity as a landlord
and there is no guarantee that it will be approved. The STW, if approved, will be subject
to such terms and conditions including the payment of back-dated waiver fee from the first
date the unauthorized structures were erected and administrative fee as considered
appropriate by LandsD. Besides, given the proposed use is temporary in nature, only
erection of temporary structure will be considered;

(b) to note the comments of the Director of Environmental Protection (DEP) that:

(i) the latest “Code of Practice on Handling the Environmental Aspects of Temporary Uses
and Open Storage Sites” issued by EPD should be followed to minimize potential
environmental nuisance to the surrounding area;

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

(iii) it is the obligation of the applicants to meet the statutory requirements under relevant
pollution control ordinances;

(c) to note the comments of the Commissioner for Transport that the vehicular access between Ping
Che Road and the Site is not managed by the Transport Department and the applicants should
seek comment from the responsible party;

(d) to note the comments of the Chief Highway Engineer/New Territories East, Highways
Department (CHE/NTE, HyD) that:
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(i) the proposed access arrangement of the Site should be commented and approved by the
Transport Department;

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

(iii) the access road connecting the Site with the nearby public road is not and will not be
maintained by HyD. HyD should not be responsible for maintaining any access connecting
the Site;

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

(i) in consideration of the design/nature of the proposal, fire service installations are anticipated
to be required. The applicants are advised to submit relevant layout plans incorporated with
the proposed fire service installations (FSIs) to his satisfaction;

(ii) the applicants should be advised that the layout plans should be drawn to scale and depicted
with dimensions and nature of occupancy and the location of where the proposed FSIs to
be installed should be clearly marked on the layout plans;

(iii) the applicants are reminded that to adhere to the “Good Practice Guidelines for Open
Storage Sites” at Appendix Va;

(iv) to address the approval condition on the provision of fire extinguisher(s), the applicants
should submit a valid fire certificate (FS 251) to his department for approval; and

(v) if the proposed structures are 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;

(f) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department that:

(i) the applicants should provide larger tree pit (i.e. around 1.2m (W) x 1.2m (L) x 1.2m (D))
to sustain the growth of new trees wherever appropriate. The applicants should also
provide continuous soil trench/ planter for better root growth; and

(ii) 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 authority prior to commencement of the works;

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

(i) the Site is in an area where no public sewerage connection is available.  EPD should be
consulted regarding the sewage treatment/disposal facilities for the proposed use;

(ii) his comments on the submitted drainage proposal are as follows:

(i) para 1.2.2 - Please clarify if landfilling works will be carried out under the
development and if increment of impermeable surface area is anticipated. Please
provide the future site formation levels to justify the flow path and demarcation of the
effective catchment area. The applicants are reminded to consider the future
structures/construction plants which could alter the ideal flow path;
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(ii) surface channel with grating covets should be provided along the site boundary;

(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;

(v) catchpits with sand trap shall be provided at the outlets of the proposed drainage
system. The details of the catchpit with trap should be provided;

(vi) photos should be submitted clearly showing the current conditions of the area within
and around the site, the existing drainage/flowpaths around the Site, the proposed
drainage from the Site to the downstream existing watercourse. The locations of the
camera and the direction of each photo should also be indicated on a plan. In particular,
please provide photos for the downstream existing streamcourse proposed for drainage
connection;

(vii) 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. The applicants should
also ensure that the flow from this site will not overload the existing drainage system;

(viii)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 low 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;

(ix) the applicants are 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 applicants shall also ensure that no works, including any site
formation works, shall be carried out as may adversely interfere with the free flow
condition of the existing drains, channels and watercourses on or in the vicinity of the
Site any time during or after the works;

(x) the proposed drainage works, whether within or outside the site boundary, should be
constructed and maintained properly by the applicants and rectify the system if it is
found to be inadequate or ineffective during operation at his/her own expense;

(xi) the applicants shall allow all time free access for the Government and its agent to
conduct site inspection on his completed drainage works;

(xii) 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;

(xiii)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; and

(xiv) the applicants should make good all the adjacent affected areas upon the completion
of the drainage works;

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

Department:

- the Site shall be provided with means of obtaining access thereto from a street under the
regulation 5 of the Building (Planning) Regulations (B(P)R) and emergency vehicular
access shall be provided under the regulation 41D of the B(P)R;
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- the Site is not abutting on a specified street having a width not less than 4.5m, the
development intensity shall be determined by the Building Authority (BA) under
regulation 19(3) of the B(P)R at building plan submission stage;

- it is noted that 2 new structures had been proposed in the application.  Before any new
building works are to be carried out on the Site, prior approval and consent of the BA
should be obtained unless they are exempted building works, designated exempted
works or minor works commenced under the simplified requirements under the BO.
Otherwise they are Unauthorized Building Works (UBW). An Authorized Person (AP)
should be appointed as the coordinator for the proposed building works in accordance
with the BO;

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

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

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

- the applicants’ attention is drawn to the provision under regulations 40 and 41 of the
Building (Standards of Sanitary Fitments, Plumbing, Drainage Works and Latrines)
Regulations in respect of disposal of foul water and surface water respectively; and

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

(i) to note the comments of the Project Manager (North), North Development Office, Civil
Engineering and Development Department that the proposed temporary warehouse and open
storage of construction material with ancillary facilities on a three-year basis and associated filling
of land (the subject development) is located within the proposed New Territories North (NTN)
New Town under the Planning and Engineering (P&E) Study for NTN New Town and Man Kam
To. Please note that the P&E Study already commenced on 29 Oct 2021. While the
implementation programme of NTN New Town is being formulated under the P&E Study, the
site formation works will likely commence soon after the completion of detailed design in next
stage. Hence, please be reminded that subject to the land use planning in the P&E Study, the
subject development, if approved, may need to be vacated for the site formation works.



 

 

Good Practice Guidelines  

for Open Storage Sites 

Remarks : Smoking and naked flame activities shall not be allowed within the open storage /recycling site. 

  Internal 

Access for 

Fire 

Appliances 

Lot 

Boundaries 

(Clear Width) 

Distance 

between 

Storage 

Cluster and 

Temporary 

Structure 

Cluster 

Size 

Storage 

Height 

1. Open Storage of Containers 
 2m 4.5m   

2. Open Storage of Non-combustibles 

or Limited Combustibles 4.5m 2m 4.5m   

3. Open Storage of Combustibles 

4.5m 2m 4.5m 
40m x 

40m 
3m 
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