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⬜Urgent  ⬜Return receipt  ⬜Expand Group  ⬜Restricted  ⬜Prevent Copy  ⬜Confidential

1

Sheren Si Wai LEE/PLAND

寄件者: pang hingyeun 
寄件⽇期 : 2024年12⽉05⽇星期四 17:35
收件者: Sheren Si Wai LEE/PLAND
主旨: 回覆: Planning application No. A/NE-TKL/786

類別: Internet Email

Dear Ms Lee,

The area of the open storage is approximately 1020.71 sq.m.
Thank You !

Regards,
H.Y.Pang

從 Outlook 傳送
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⬜Urgent  ⬜Return receipt  ⬜Expand Group  ⬜Restricted  ⬜Prevent Copy  ⬜Confidential

1

Sheren Si Wai LEE/PLAND

寄件者: pang hingyeun
寄件⽇期 : 2025年01⽉13⽇星期⼀ 23:31
收件者: Sheren Si Wai LEE/PLAND
主旨: 回覆: Application No. A/NE-TKL/786 - Temporary Open Storage of Construction

Material for a Period of 3 Years
附件: Departments comments.pdf; AS2-AS9.pdf; Layout Plan.pdf

類別: Internet Email

Dear Ms Lee,

We reply to the TD and LansD comments.
Thank You !

Regards,
H.Y.Pang

Appendix Ib of RNTPC
Paper No. A/NE-TKL/786



We reply to TD' s comments

i. Due  to  the  completion  of  the  widening of  Kong Nga  Po  Road,  most
vehicles nowenter Hung Lung Hang via Man Kam To Road and Kong
Nga Po Road. As a result, there are fewer vehicles using Ping Che Road
through Village Road to access Hung Lung Hang than before. Currently,
this section of the road is not busy, and the only nearby users are Li Uk
Village and the warehouses inside Hung Lung Hang. There are no schools
or commercial centers in the vicinity, and our private cars only make 2-3
trips in and out daily, while light goods vehicle loading and unloading
only once or twice a week. Overall, this does not affect local traffic.

ii. The  entry  and  exit  passage  for  vehicles  in  our  application  site  is
approximately 4.5 meters wide, so vehicle maneuverability should not be
a major issue. Please refer to the attached plans (AS/2-AS/9)

iii. Please refer to the layout plan.
iv. We will  install  signage at  the entrance indicating that  vehicles are not

allowed to wait outside the site. We will assign staff to manage vehicle
entry and exit  issues.  Additionally,  vehicles that  need to enter  the site
must notify us in advance to ensure that there are available parking spaces
before proceeding.

v. We  will  install  warning  signs  and  alarms  at  the  entrance  to  remind
pedestrians to be aware of vehicle entry and exit. Additionally, we will
assign staff at the entrance to manage incoming and outgoing vehicles to
ensure pedestrian safety.

vi. We will install signage to remind vehicles that parking in illegal locations
is prohibited. We will also install cameras to monitor parking conditions,
and if illegal parking is detected, we will immediately dispatch staff to
address the issue.

    vii. We will seek comments from the responsible party. 

We reply to Lands Department' s comments

1. If we are to construct any structures, we will definitely applt to the lands
department in advance.

2. According to our understanding, there are no structures at the application
site. If there are any illegally constructed structures, we will rectify the
violations as required by the Lands Department.

3. We are clear and understand.
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⬜Urgent  ⬜Return receipt  ⬜Expand Group  ⬜Restricted  ⬜Prevent Copy  ⬜Confidential

Sheren Si Wai LEE/PLAND

寄件者: pang hingyeun 
寄件⽇期 : 2025年01⽉14⽇星期⼆ 19:13
收件者: Sheren Si Wai LEE/PLAND
主旨: 回覆: Application No. A/NE-TKL/786 - Temporary Open Storage of Construction

Material for a Period of 3 Years
附件: Filling Plan.pdf; P.6.pdf

類別: Internet Email

Dear Ms Lee,

Please find the enclosed Filling Plan for your reference.
Thank You !

Regards,
H.Y.Pang

從 Outlook傳送



現有村路連接坪輋路

星期一至六，上午10時至下午4.30，星期日及公眾假期休息
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CHUO WANG SURVEY SERVICES COMPANYCHUO WANG SURVEY SERVICES COMPANY
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Scale : 1 : 500
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Ground Level 11.1 mPD

Filling Area
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SIDE VIEW
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Legend :
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Appendix II of RNTPC  
Paper No. A/NE-TKL/786 

 

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: considered suitable for open storage and port-backup uses. Favourable 

consideration will normally be given to applications within these areas, subject to no major 

adverse departmental comments and local objections, or the concerns of the departments and 

local residents can be addressed through the implementation of approval conditions. 

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 or if 

required, 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.  Sympathetic consideration may 

be given if the applicants have demonstrated genuine efforts in compliance with approval 

conditions of the previous planning applications and included in the fresh applications 

relevant technical assessments/proposals (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; and 

 

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

circumstances.  For applications on sites with previous planning approvals, and subject to no 

adverse departmental comments and local objections, sympathetic consideration may be given 

if the applicants have demonstrated genuine efforts in compliance with approval conditions 

of the previous planning applications and included in the fresh applications relevant technical 

assessments/proposals (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. 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 merit. 

 

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 

and 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 provided 

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

areas; 

 

(d) there is a general presumption against conversion of agricultural land and fish ponds to 

other uses on an ad-hoc basis, particularly in flood prone areas or sites which would obstruct 

natural drainage channels and overland flow; 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. 

  



 

Appendix III of RNTPC 

Paper No. A/NE-TKL/786 

Previous S.16 Applications 

Approved Application 

Application No. Uses/ Developments 
Date of  

Consideration 

A/NE-TKL/726 

Proposed Temporary Place of Recreation, Sports or Culture 

(Hobby Farm) and Holiday Camp (Private Tent Camping 

Ground) for a Period of 3 Years 

22.12.2023 

(revoked on 

22.12.2024) 

  



 

Appendix IV of RNTPC 

Paper No. A/NE-TKL/786 

 

Similar S.16 Applications for Temporary Open Storage  

in the vicinity of the application site within/partly within the “Agriculture” zone 

Approved Applications 

 Application No. Uses/ Development 
Date of  

Consideration 

1. 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 

2. A/NE-TKL/671& 

Temporary Open Storage of Waste Paper, Waste Plastics and 

Waste Metal Cans for Recycling and Workshop for 

Recycling for a Period of 3 Years 

9.7.2021 

3. 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) 

4. 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 

5. A/NE-TKL/714 
Temporary Open Storage of Construction Machinery and 

Construction Materials for a Period of 3 Years 
19.5.2023 

6. 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) 

7. 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 

8. A/NE-TKL/745% 

Proposed Temporary Open Storage of Construction 

Machinery and Construction Materials for a Period of 3 

Years 

15.3.2024 



 

9. 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 

10. 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 

11. A/NE-TKL/762@ 

Proposed Temporary Warehouse and Open Storage of 

Construction Material with Ancillary Facilities for a Period 

of 3 Years and Associated Filling of Land  

2.8.2024 

Remarks 

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

@:   The application nos. A/NE-TKL/695 and A/NE-TKL/762 involve the same site. 
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Government Departments’ General Comments 

1. Drainage   

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

 no objection to the application from the public drainage viewpoint; 

 should the application be approved, conditions should be included to request the applicant to 

submit and implement a drainage proposal for the application site (the Site) to ensure that it 

will not cause adverse drainage impact on the adjacent area, and the implemented drainage 

facilities at the Site shall be maintained at all times during the planning approval period; 

 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 use; and 

 her advisory comments are at Appendix VI. 

2. Landscape 

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

(CTP/UD&L, PlanD): 

 no adverse comments on the application from the landscape planning perspective;  

 based on the aerial photo of 2023, the Site is located in an area of rural inland plains landscape 

character comprising vegetated areas, tree clusters, woodlands at the east and west within the 

“Green Belt” zone, small houses at the north within the “Village Type Development” (“V”) 

zone and temporary structures.  With reference to the site photos taken on 10.12.2024, the 

Site is partly hard paved and partly covered by grasses with no significant sensitive landscape 

resources.  Some trees are observed at the periphery of the Site.  According to the 

Application Form, no tree felling is proposed.  Significant adverse impact on the landscape 

character and existing landscape resources within the Site arising from the proposed use is not 

anticipated; and  

 her advisory comments are at Appendix VI. 

3. Fire Safety 

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

 no in-principle objection to the proposal subject to fire service installations and water supplies 

for firefighting being provided to his satisfaction; and 

 his advisory comments are at Appendix VI. 

 



 

4. Environmental 

Comments of the Director of Environmental Protection (DEP):  

 no objection to the application from environmental perspective and the filling of land; 

 no environmental compliant was received at the Site in the past three years; and 

 his advisory comments are at Appendix IV. 

5. Project Interface 

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

(PM(N), CEDD): 

 it is noted that the proposed use 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. The preliminary development proposal for NTN New Town was released in 

December 2024.  The proposed use falls within the proposed boundary of the Priority 

Development Area (PDA) in NTN New Town.  Government-initiated works for the PDA may 

commence in 2028/29 the earliest. Hence, subject to the land use planning in the P&E Study, 

the proposed use, if approved, would need to be vacated for the site formation works.  The 

applicant is advised to take account of the above if the proposed use is pursued. 

6. Building Matters 

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

(CBS/NTW, BD): 

 no objection to the application; 

 it is noted that four structures are proposed in the application.  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 of the Building Authority should be 

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

commenced under the simplified requirements under the Buildings Ordinance (BO).  

Otherwise they are Unauthorised Building Works.  An Authorised Person should be 

appointed as the coordinator for the proposed building works in accordance with the BO; and 

 his advisory comments are at Appendix VI. 

7. Other Departments  

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

 

(a) Commissioner for Transport (C for T); 

 

(b) Chief Highway Engineer/New Territories East, Highways Department (CTE/NTE, HyD);  

 

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

 

(d) District Officer (North), Home Affairs Department (DO(N), HAD). 



 

Appendix VI of RNTPC 
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Recommended Advisory Clauses 

 

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

application site (the Site); 

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

that:  

(i) 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 planning application has been detected by her office: 

unauthorised structure(s) within the said private lot(s) covered by the planning application  

LandsD has reservation on the planning application since there are unauthorised structures 

on the private lots which are already subject to lease enforcement actions according to case 

priority.  The lot owner(s) should rectify/regularise the lease breaches as demanded by 

LandsD; 

(iii) the lot owner shall remove the unauthorised structure not covered by the planning application 

immediately and, subject to approval of the Town Planning Board to the planning application 

which shall have reflected the rectification as aforesaid required, apply to her office for Short 

Term Waiver (STW) to permit the structures to be erected.  The application for STW will 

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

it will be approved.  The STW, if approved, will be on whole lot basis and subject to such 

terms and conditions including the payment of back-dated waiver fee from the first date of 

the unauthorised structure was erected as well as 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; and 

(iv) the applicant should comply with all the land filling requirements imposed by relevant 

government departments.  GL should not be disturbed unless with prior approval; 

(c) to note the comments of the Chief Highway Engineer/New Territories East, Highways 

Department (CHE/NTE, HyD) that: 

(i) the proposed access arrangement in the application should be subject to Transport 

Department (TD)’s review and approval;   

(ii) adequate drainage measures shall be provided to prevent surface water running from the Site 



 

to the nearby public road and drains; and 

(iii) the access road connecting to 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 to the Site; 

(d) to note the comments of the Commissioner for Transport (C for T) that the proposed vehicular 

access between Ping Che Road and the Site is not managed by TD.  The applicant shall seek 

comment from the responsible party;  

(e) 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 Environmental Protection Department (EPD) should be 

followed to minimise 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 Authorised Person (AP); 

and 

(iii) it is the obligation of the applicant to meet the statutory requirements under relevant pollution 

control ordinances; 

(f) 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; and  

(ii) the applicant is advised the following general requirements in the drainage proposal: 

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

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

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

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

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

ground level; 

– a catchpit with covers should be provided where there is a change of direction of the 

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

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



 

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

– 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 Site.  He should also ensure 

that the flow from the Site will not overload the existing drainage system; 

– 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; 

– 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 

Site any time during or after the works; 

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

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

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

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

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

– the applicant should make good all the adjacent affected areas upon the completion of 

the drainage works; 

– the applicant shall allow all time free access for the Government and its agent to 

conduct site inspection on his completed drainage works; 

– the applicant and the successive lot owners shall allow connections from the adjacent 

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

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

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

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

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

also be indicated on a plan; 

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

Department (CTP/UD&L, PlanD) that approval of the application does not imply approval of tree 

works such as pruning, transplanting and felling and compensatory/ new tree planting.  The 

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

prior to commencement of the works; 



 

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

(i) in consideration of the design/nature of the proposal, fire service installations (FSIs) are 

anticipated to be required.  The applicant is advised to submit relevant layout plans 

incorporated with the proposed FSIs to his department for approval;  

(ii) the applicant 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; and 

(iii) if the proposed structures are required to comply with the Buildings Ordinance (BO) (Cap. 

123), detailed fire service requirements will be formulated upon receipt of formal submission 

of the general building plans; 

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

Department (CBS/NTW, BD) that: 

(i) it is noted that four structures are proposed in the application.  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 of the Building Authority 

(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 Unauthorised Building Works (UBW).  An AP should be appointed as 

the coordinator for the proposed building works in accordance with the BO; and   

(ii) the applicant’s attention is drawn to the following points: 

– the Site shall be provided with means of obtaining access thereto from a street and 

emergency vehicular access in accordance with Regulations 5 and 41D of the Building 

(Planning) Regulations (B(P)R) respectively; 

– 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; 

– for UBW erected on leased land, enforcement action may be taken by 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; 

– any temporary shelters or converted containers for office, storage, washroom or other 

uses are considered as temporary buildings and 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 applicant’s 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 Regulation 72 of the B(P)R and Division 3 of 

Design Manual: Barrier Free Access 2008; 

– the applicant’s attention is also 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 

– detailed checking under the BO will be carried out at the building plan submission 

stage; and 

(j) to note the comments of the Project Manager (North), Civil Engineering and Development 

Department (PM(N), CEDD) that the proposed use 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. The preliminary development proposal for NTN New Town was released in 

December 2024.  The proposed use falls within the proposed boundary of the Priority 

Development Area (PDA) in NTN New Town.  Government-initiated works for the PDA may 

commence in 2028/29 the earliest. Hence, subject to the land use planning in the P&E Study, the 

proposed use, if approved, would need to be vacated for the site formation works.  The applicant 

is advised to take account of the above if the proposed use is pursued.  
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