Appendix I: Amended Pages of the Planning Statement

Section 16 Planning Application for Proposed Temporary Warehouse (Storage of Timber and other Associated Materials)

at Various Lots in D.D. 86 and D.D. 90 and Adjoining Government Land, Lin Ma Hang Road, Sha Ling
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Purpose of Submission

This section 16 (s.16) planning application is submitted by Toco Planning Consultants Lid.
on behalf of the Applicant, i.e. Hong Kong & Kowloon Timber Merchants Association Ltd.
(HKTMA &R TiE&EEIR ), to seek planning permission from the Town Planning
Board (the Board) for a proposed temporary warehouse (storage of timber and other
associated materials) for a period of three years at the application site (the Site) covering
various lots in D.D. 86 and D.D. 90 and adjoining Government Land (GL), Lin Ma Hang
Road, Sha Ling.

The Site with an area of about 20,512.5m? falls within an area zoned “Agriculture” (“AGR”")
on the Approved Man Kam To Outline Zoning Plan (OZP) No. S/INE-MKT/4 (see Plan A).
It is divided into two portions bisected by Lin Ma Hang Road, namely the “eastern site”
and the “western site” (i.e. representing the sites in the eastbound and westbound of Lin
Ma Hang Road respectively).

Background of the Application

HKTMA was established early in 1931 with a long history in promoting timber industry in
Hong Kong. Their mission is to safeguard the interest of their members. Over the past
decades, timber industry has undergone significant changes due to economic transition.
While many timber operators have ceased their businesses because of shortage of
suitable land, the remaining operators are still supporting the economic development in
Hong Kong as timber is a widely used raw material in many applications.

Due to implementation of the Kwu Tung North/ Fanling North New Development Area
(KTN/FLN NDA) development (construction works commenced in September 2019),
many sawmill, timber yards and other related rural workshops in Ma Tso Lung are
affected/displaced by the NDA development (including the eight operators under the
current application). In this regard, this application is submitted to facilitate the relocation
of 11 sites (eight operators) affected by the NDA development. According to the operators,
their original sites in Ma Tso Lung had been reverted and resumed by the Government in
Q4 2021/scheduled to be resumed in Q1 2024.

The Applicant has carried out site search in the territory for reprovisioning of the affected
operations. A number of criteria have been formulated to assess the suitability of the sites
(see Appendix IlI). While the Applicant has spent effort in identifying suitable relocation
sites, the Site is considered the most suitable one due to the following reasons:

(i) The Site has a large site size of more than 10,000m?, which will be able to meet
the operational need for affected operators, as timber and other associated
materials are relatively large scale in size and weight, which requires more
storage and manoeuvring space;
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Section 16 Planning Application for Proposed Temporary Warehouse (Storage of Timber and other Associated Materials)
at Various Lots in D.D. 86 and D.D. 90 and Adjoining Government Land, Lin Ma Hang Road, Sha Ling

(i) Landscape Aspect

A Landscape Proposal, which entails planting of 40 compensatory trees of the
species Lagerstroemia speciose along Lin Ma Hang Road, was submitted for
compliance with approval condition (i) under the approved application. On
28.10.2021, Planning Department (PlanD) considered the Landscape Proposal
acceptable (see Appendix Il). Moreover, the executed implementation work of the
Landscape Proposal was also accepted by PlanD on 12.9.2023 (i.e. approval
condition (f) has been complied with).

Under the current application, it is proposes that the existing 2m planting strip along
Lin Ma Hang Road will all be retained in-situ. Besides, an additional tree survey
covering the extension portion has been conducted on 29.12.2023 and 31.1.2024.
The survey revealed that there are 14 trees and all are proposed to be felled due to
the conflict with the future operation of warehouses, especially most are invasive
exotic trees. In an effort to maintain a verdant ambiance to the Site, the Applicant
is committed to enhancing the greenery by proposing a row of Lagerstroemia
speciose along Lin Ma Hang Road and Bauhinia blakeana along the northern
boundary to provide a landscape buffer to the site, a total of 17 new trees to be
planted. The Landscape Proposal has been updated and attached in Appendix VI.

(if) Traffic Arrangement

The Site can be accessed directly by both side of Lin Ma Hang Road. Public
transport facilities are provided along Man Kam To Road and Lin Ma Hang Road
within 500m catchment area. Staffs/ visitors can take public transport to/ from the
site. Since the requirements of provision of internal transport facilities for the
proposed temporary warehouse are not specified in the Hong Kong Planning
Standards and Guidelines, it is estimated based on the existing operation and
traffic generation provided by HKTMA.

In order to meet their operational need, 5 loading/unloading bays for container
vehicle (3.5m x 16m), 7 loading/unloading bays for HGV or MGV (3.5m x 11m)
and 12 private car parking spaces (2.5m x 5m) are proposed. The ingress/ egress
for both the east site and the west site will be maintained 7.3m in width to allow
sufficient space for vehicles entering/ leaving the site. There will be no difficulties
in internal traffic circulation sense as sufficient space for manoeuvring and
queuing of vehicles are allowed at the shared access and turnaround areas, such
that no waiting or queuing of goods vehicles along Lin Ma Hang Road will arise
under any circumstances. Management and crowd measures will be adopted so
that blockage at the access road and run-in/out can be avoided. The Preliminary
Traffic Impact Assessment has been updated and attached in Appendix VII.

(iii) Environmental, Drainage and Fire Safety Aspects
The Applicant has submitted an Environmental Proposal (EP), a FSI Proposal and
a DIA for relevant departments’ consideration. The proposals were considered
acceptable by concerned departments between 2021 and 2022 (see Appendix II).
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Section 16 Planning Application for Proposed Temporary Warehouse (Storage of Timber and other Associated Materials)
at Various Lots in D.D. 86 and D.D. 90 and Adjoining Government Land, Lin Ma Hang Road, Sha Ling

(a) Environmental Arrangement

Majority of the built-over area within Site A, Site B and Site C has been built
according to the materials (i.e. foam surrounding steel plate and rockwool
board) as proposed in the Environmental Proposal under the latest approved
scheme. As previous mentioned, the affected operators will no longer provide
workshop/ resawn services and the Site will only be used for storage of timber
and related products. For the construction of built-over area for Site D and
Site E, colour coated steel plate of appropriate thickness would be used.

The EP has been updated and attached in Appendix VIII. Similar to the latest
approved scheme, 2.5m high corrugated metal fence wall around the site
boundary and 2m landscape buffer along Lin Ma Hang Road will be provided.
No less than 5m distance between Lin Ma Hang Road and the proposed
structures have been provided. Two additional portable toilets will be provided
on-site (One in Site D and one in Site E). Collected sewage will be tankered
away by licensed contractor every few days. The exact frequency of emptying
would be determined during the operation of the Site and toilet facilities.

(b) Drainage Arrangement
As part of the approval condition of the approved scheme, peripheral channels
throughout the site areas and underground storage tanks located the eastern
portion (Sites A and B) and western portion (Site C) has been provided.

According to the updated assessment, for the eastern portion, the existing
peak flows can be accommodated within the existing drainage system(s). For
the western portion, it is proposed to provide storage facilities (buried tanks)
to temporarily store excess runoff from the site, to reduce the peak discharge.
The existing eastern streamcourse comprises a significant channel and
capacity calculation indicates that it could accommodate some increased
runoff from the site. It is proposed to limit the future runoff from the site to a
nominal figure, which has been used for the hydrographs for the western site.
The required storage volumes for the 60-minute and 90-minute rainfall events
are the same, so this has been adopted for the updated DIA, which is
attached in Appendix IX, and no further assessment of longer-duration
rainfall is required. The storage will be provided as 4 x 75m?® standard tanks.

To meet the latest drainage requirements, the proposed built-over area shall
be at least 3m away from the top of the bank of the stream course.

(c) Fire Safety Arrangement

As part of the approval condition of the approved scheme, a 135,000 Litres
RCC Sprinkler Water Tank has been provided at Site C (under the previous FSI
Proposal). According to previous calculations, the Sprinkler Water Tank located
at Site C could cater and be shared with the proposed extension area. The size
of the Sprinkler Water Tank has already taken into account the requirement for
the extension area. The FSI Proposal has been updated and attached in
Appendix X. Extra firefighting facilities within the warehouses in the extension
area will be provided in accordance to the departmental requirements.
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	1 Introduction
	1.1 Background
	1.1.1 This Drainage Impact Assessment (DIA) has been prepared to discharge Town Planning Approval Condition (c) for the Site, in accordance with Town Planning Board (TPB) letter ref. TPB/A/NE-MKT/17 dated 14 May 2021.
	1.1.2 The Site is to be developed to provide simple workshop facilities for a period of 3 years.
	1.1.3 This Report assesses the drainage impacts in the vicinity of the Site as a result of the proposed development, with discussion of proposed mitigation measures.
	1.1.4 This Project Profile Report has been prepared in accordance with the requirements of the DIA process for private sector projects set out under Drainage Services Department’s (DSD’s) Technical Advice Note No. 1 (Appendix I).
	1.1.5 A DIA for the Project was previously accepted without comment in May 2022 and the eastern portion of the overall Site has been substantially completed in accordance with that DIA. However, due to changes to the Project Programme and the Site Bou...

	1.2 Information Available for the Study
	1.2.1 Reference has been made to Drainage Services Departments DSD’s Stormwater Drainage Manual (SDM), 5th Edition, including Corrigendum No. 1/2024, and public drainage information presented on Land’s Department’s GeoInfo Map website.
	1.2.2 A local topographic survey has also been carried out for the Project, although the survey coverage is not extensive beyond the Site Boundaries.


	2 Project Outline
	2.1 Project Title
	2.1.1 The project title is “Proposed Rural Workshop (Timber Yard and Sawmill) for a period of 3 years in “Agriculture” Zone, Lot 129 (Part) in D.D. 86, Lots 607, 608, 609, 610 S.B RP (Part), 613 (Part), 627 (Part), 632 S.A RP, 633 S.A RP (Part), 635 S...

	2.2 Proponent
	2.2.1 The proponent of the project is Hong Kong and Kowloon Timber Merchants Association.

	2.3 Contact Person
	2.3.1 For issues relating to this DIA Study, please contact Ir Colin Moreby of AIM Group Limited at 2572 6533.

	2.4 Nature and Description of the Project
	2.4.1 The proposed development consists of various covered workshop buildings, with access roads and parking/turning areas. There will also be some buffer planting areas.  The Master Layout Plan for the proposed development is included in Appendix A. ...
	2.4.2 The overall Application Site is split into two portions, with (adjoining) Sites A and B located to the south of Lin Ma Hang Road and Sites C, D and E to the north of the road. Sites A and B cover a combined area of approximately 9,088m2, while S...

	2.5 Planning Application and Lease Modification
	2.5.1 This DIA – Project Profile has been prepared to discharge Planning Condition (c) of the TPB Approval Letter.
	2.5.2 No Lease Modification is required for the proposed Project.

	2.6 Location and Zoning
	2.6.1 The Application Site is located to the south and north of Lin Ma Hang Road, a short distance to the northeast of San Uk Ling.
	2.6.2 The Site is zoned as “Agriculture”.


	3 Planning and Implementation Programme
	3.1 Planning and Implementation
	3.1.1 The proposed redevelopment will be planned and implemented under the supervision of appropriately qualified and experienced professionals. The construction of any works for the proposed redevelopment will be carried out by a suitable Contractor.

	3.2 Project Timetable
	3.2.1 The Redevelopment is expected to be complete by mid-2024.

	3.3 Interface with Other Projects
	3.3.1 There is no foreseeable direct interaction with other development projects in the area, which should be considered at this time.


	4 Existing Drainage
	4.1 Existing Drainage Routes and Conditions
	4.1.1 The two main Site areas are both partially filled and paved, with the land falling generally from northeast to southwest across the Sites. The existing land in Site E generally falls from northwest to southeast. There were no existing formal dra...
	4.1.2 As mentioned above, Site drainage facilities in Sites A and B have been constructed in accordance with the previous (2022) DIA.
	4.1.3 To the south of Sites A & B there is an existing natural open channel (streamcourse) running generally from southeast to northwest before discharging to the Shenzhen River close to the Man Kam To Border Crossing. In the vicinity of the Site, the...
	4.1.4 The existing Site contains some buildings and some areas of paving and hardstanding (compacted broken asphalt). There are also some flat areas of vegetation. Photographs of the existing Site are included in Appendix C (N.B. it should be noted th...
	4.1.5 There are no flooding blackspots in the vicinity of the Site and informal discussions with local residents and landowners suggest that there is no history of flooding in the area.
	4.1.6 There are no known Ecologically Important Streams/Rivers in the area.


	5  Drainage Impact Assessment
	5.1 Drainage Impact Assessment
	5.1.1 The proposed development at the Site will involve paving of the ground surface and the construction of temporary workshop structures, with most of the Site being roofed over. As such, there will be an increase in paving, with a resultant increas...
	5.1.2 The Site Areas will be provided with peripheral channels throughout, to collect any runoff from outside the Site (e.g. from Lot No. 630RP) and to prevent runoff from the Site towards adjacent areas. As such, the adjacent areas will not be advers...
	5.1.3 As the catchment areas are all fairly small, the Rational Method (as set out in Section 7.5.2 of the SDM) has been used for the calculation of runoff.
	5.1.4 The existing Site contains some buildings and temporary structures, as well as some fully paved (concrete) areas and a runoff coefficient, C, of 0.95 has been adopted for these areas. There are also areas of (compacted broken asphalt) hardstandi...
	5.1.5 The proposed development will introduce additional paving and covered workshop structures (C = 1.00 has been adopted for these). There will also be some flat buffer landscaping (C = 0.20).
	5.1.6 The overall upstream catchments mostly comprise steep vegetated hillsides with a runoff coefficient of 0.35 assumed. The amount of paving is hard to determine accurately, so an area equivalent to 2.5% of the overall catchment area has been assum...
	5.1.7 The 1 in 10-year scenario has been considered, as runoff from the Site will only affect minor local village areas and nearby (largely unused) farmland. Furthermore, the approved usage at the Site is only for a period of 3 years, so a higher retu...
	5.1.8 Allowances for increased rainfall intensity up to mid-21st Century and beyond have not been considered, as the TPB Approval is only for a period of 3 years.
	5.1.9 The proposed mitigation measures involve the provision of temporary storage and it is therefore necessary to consider runoff hydrographs. Runoff hydrographs have been developed for each Site Area based on the 1 in 10-year design rainfall profile...

	5.2 Drainage Impact
	5.2.1 The existing and future runoff flows from the overall Sites and overall catchments are presented in Appendix D. As the two main portions of the overall Application Site are physically independent, the drainage impacts will be discussed separately.
	5.2.2 The discharge from Sites A & B will increase from approximately 0.199m3/s to 0.429m3/s as a result of the proposed development. However, in terms of the overall catchment served by the main streamcourse, the overall runoff from the Site will inc...
	5.2.3 Although the overall increased runoff will not significantly change the flow from the overall catchment, there will be more significant increases at the local level. Given the absence of flooding records in the area, it can be reasonably assumed...
	5.2.4 The south-eastern corner of the Site is close to the existing streamcourse and, to avoid any future conflict, all main building structures in this area will be set back a minimum of 3m from the bank of the stream.
	5.2.5 The construction works in the eastern portion of the Site, including the Site drainage facilities, have been substantially completed.
	5.2.6 Following discussions with Highways Department, the option of discharging from the Site to the road drainage in Lin Ma Hang Hang Road and hence to the main streamcourse to the south of the Site is considered not feasible. It will therefore be ne...
	5.2.7 As a result of the diversion of flows from Sites C and D towards the east and increased paving at the Site, the theoretical peak discharge from the Site towards the east would increase from 0.078m3/s to 0.630m3/s. As for the eastern portion of t...
	5.2.8 At the Site boundary, the stream comprises a substantial well-defined channel, with the western side formed by concrete blocks supporting the Site boundary and the eastern side formed by the structure of the access road (see Appendix C). The cro...
	5.2.9 It is proposed to provide the storage in the form of buried plastic tanks (as indicated in Appendix G – actual dimensions to be confirmed), with small pumps also provided to gradually empty the tanks over an extended period (say, an hour or two)...
	5.2.10 Peripheral channels and on-Site underground pipe drainage systems to suit the MLP will be provided to collect all runoff from the Site and all runoff entering the Site from other adjacent catchments (N.B. temporary and permanent hoarding will b...
	5.2.11 Sites A & B will discharge directly (via a sand trap) into the main Streamcourse to the south of the Site (as under the existing scenario).
	5.2.12 Silt/sand traps and Terminal Manholes (if appropriate) will be provided at all discharge points.
	5.2.13 The Project Proponent will be responsible for the construction, operation and maintenance of all drainage facilities for the Project.


	6  Conclusions
	6.1.1 There will be increases in the volume of runoff from the Site as a result of the Proposed Redevelopment.
	6.1.2 Runoff from Sites A and B will discharge to an existing streamcourse to the south of the Site. Runoff from Sites C, D and E will discharge to an existing channel to the east of the Site.
	6.1.3 Peripheral channels, etc. will be provided to collect any flow entering the Site from external areas and to prevent discharge from the Site to adjacent areas. Underground pipes will be provided to collect internal runoff from most Site areas.
	6.1.4 Temporary storage of runoff will be provided for flows in excess of the acceptable peak flows. The actual storage to be provided will be greater than the minimum volumes calculated.
	6.1.5 Construction, operation and maintenance of all new drainage facilities will be undertaken by the Project Proponent.
	6.1.6 There will be no unacceptable increases to the risks of flooding at the Site or in surrounding areas and no unacceptable adverse drainage impacts.



