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Supplementary Statement 

 

1) Background 

1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use Lots 

355 RP (Part), 356 S.B (Part), 356 RP, 359 RP (Part), 360 RP (Part), 361, 362 (Part), 363 and 364 

(Part) in D.D. 103 and Adjoining Government Land (GL), Kam Tin, Yuen Long, New Territories 

(the Site) for ‘Proposed Temporary Open Storage and Warehouse (Construction Materials 

and Machinery) and Associated Filling of Land for a Period of 3 Years’ (the proposed 

development) (Plans 1 to 3). 

 

1.2 As the development of the Northern Metropolis is in full swing, the applicant intends to use 

the Site for storage of construction materials (e.g. bricks, tiles, pipes etc.) and machinery (e.g. 

excavators, cranes etc.) in order to support the growing demand in the construction industry 

and the development of various New Development Areas across the New Territories. 

 

2) Planning Context 

2.1 The Site currently falls within an area zoned “Agriculture” (“AGR”) on the Approved Kam Tin 

South Outline Zoning Plan (OZP) No.: S/YL-KTS/15.  According to the Notes of the OZP, the 

applied uses are neither column 1 nor 2 uses within the “AGR” zone, which requires planning 

permission from the Board (Plan 2). 

 

2.2 Although the Site falls within the “AGR” zone, it has been left vacant without active agricultural 

activities.  The Site is surrounded by open storage yards, logistic centers, workshops and 

warehouses, the proposed development is therefore considered not incompatible with the 

surrounding.  Approval of the current application on a temporary basis would not frustrate 

the long-term planning intention of the “AGR” zone and would better utilise precious land 

resources in the New Territories. 

 

2.3 The Site currently falls within Category 2 area under the Town Planning Board Guidelines No. 

13G, which is considered suitable for open storage and port back-up uses (Plan 4).  Various 

open storage yards, logistics centers, workshops and warehouses are also located at south, 

southeast and southwest of the Site, the proposed development is considered not 

incompatible with the surrounding areas.  
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2.4 Several applications for/partly for temporary warehouse and/or open storage uses have been 

approved by the Board within the same “AGR” zone in the vicinity of the Site in the past 5 years, 

which the application site of the latest application (No. A/YL-KTS/1083) for ‘warehouse’ use is 

located approximately 130 m south to the Site, was approved by the Board on a temporary 

basis of 3 years in September 2025.  Hence, approval of the current application is in line with 

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

zone. 

 

2.5 In addition, the Site is the subject of an approved S.16 planning application (No. A/YL-KTS/879) 

for open storage use submitted by the same applicant as the current application, which was 

approved by the Board on a temporary basis of 3 years in 2021.  Approval of the current 

application is in line with the Board’s previous decision.  When compared with the previous 

application, the site area , gross floor area, number of structures, building height and number 

of parking and loading/unloading (L/UL) provisions are revised to meet the operational needs.  

Comparisons of the development parameters between the proposed scheme and the 

approved scheme under previous application No. A/YL-KTS/879 are shown at Table 1 below: 

 

Table 1 - Development Parameters Between the Proposed Scheme and Previous Application 

No. A/YL-KTS/879 

 A/YL-KTS/879 (a) Current Application (b) Difference 

(b) – (a) 

Site Area 3,554.9 m2 (about) 3,416 m2 (about) -138.9m2 

Covered Area 31.5m2 (about) 590 m2 (about) +558.5m2 

Uncovered Area 3,523.4 m2 (about) 2,826 m2 (about) -697.4m2 

 

Total GFA 

- Domestic GFA 

- Non-Domestic 

GFA 

31.5 m2 (about) 

Not applicable 

31.5 m2 (about) 

590 m2 (about) 

Not applicable 

590 m2 (about) 

+558.5m2 

Plot Ratio  0.01 0.17 +0.16 

Site Coverage  1% 17% +16% 

No. of Structure 1 3 +2 

Building Height 4.5 m 9 m - 

No. of Storey 1 - 

 

No. of Parking Spaces 5 2 -3 

No. of L/UL and Spaces 1 1 - 
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3) Development Proposal 

3.1 The Site occupies an area of 3,416 m2 (about), including 236 m2 of GL (about) (Plan 3).  3 

single-storey structures are proposed for warehouses (excluding dangerous goods godown), 

site office and washroom with total gross floor area (GFA) of 590 m2 (about) (Plan 5).  The 

ancillary office is intended to provide indoor workspace for administrative staff to support the 

daily operation of the Site.  The operation hours of the Site are Monday to Saturday from 

09:00 to 19:00, with no operation on Sunday and public holidays.  It is estimated that 5 nos. 

of staff will work at the Site.  As the Site is for ‘warehouse’ and ‘open storage’ uses with no 

shopfront, no visitor is anticipated at the Site.  Details of the development parameters are 

provided at Table 2 below: 

 
Table 2 – Major Development Parameters 

Application Site Area 3,416 m2 (about), including 236 m2 of GL (about) 

Covered Area 590 m2 (about) 

Uncovered Area 2,826 m2 (about) 

 

Plot Ratio 0.17 (about) 

Site Coverage 17% (about) 

 

Number of Structure 3 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

590 m2 (about) 

Not applicable 

590 m2 (about) 

 

Building Height 9 m (about) 

No. of Storey 1 

 

3.2 The entire Site has been hard-paved with concrete of not more than 0.2 m in depth for open 

storage area, site formation of structures, parking and L/UL spaces.  The current application 

serves to regularise the existing hard-paving area.  The extent of the hard-paving has been 

kept to a minimum to meet the operational need.  The applicant will strictly follow the 

scheme and no further filling of land will be carried out.  The applicant will reinstate the Site 

to an amenity area after the planning approval period.  

 

3.3 Construction materials, machinery and containers would only be stored at the designated area 

(about 1,729 m2) with stacking height of not more than 3 m.  No dismantling, maintenance, 

repairing, cleansing, paint spraying or other workshop activities will be carried out at the Site 
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at any time during the planning approval period.    

 

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

L/UL spaces are provided at the Site.  Details of the parking and L/UL provision are shown at 

Table 3 below: 

 

Table 3 – Provision of Parking and L/UL Spaces 

Type of Space No. of Space 

Parking Space for Private Car (PC) 

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

Type of Space No. of Space 

L/UL Space for Container Vehicle (CV) 

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

 

3.5 CV will be deployed for the transportation of construction materials and machinery into/out of 

the Site.  Sufficient space is provided for vehicles to smoothly manoeuvre within the Site to 

ensure that no vehicle will turn back onto the local access (Plan 7).  In order to ensure 

pedestrian safety and avoid road safety hazard, staff will be deployed at the site ingress/egress 

and along the local access during the transportation.  With the above traffic management 

measures, it is expected that the adverse impact on the local traffic and pedestrian safety will 

be minimal. 

 

3.6 As the Site will be used for warehouse and open storage only, infrequent trips will be 

anticipated.  The applicant provides an estimation on the trip generation and attraction 

arising from the proposed development (see Table 4 below).  As the estimated traffic 

generated and attracted is expected to be minimal, adverse traffic impact should not be 

envisaged. 
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3.7 The applicant 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 all times during the planning approval period.  The applicant will 

also follow relevant mitigation measures and requirements in the latest the ‘Code of Practice 

on Handling the Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by 

the Environmental Protection Department to minimise adverse environmental impacts and 

nuisance to the surrounding area. 

 

4) Conclusion 

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

Adequate mitigation measures will be provided by the applicant, i.e. submission of a FSIs 

proposal and an as-built drainage record to mitigate any adverse impact arising from the 

proposed development (Appendices I and II). 

 

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

application for ‘Proposed Temporary Open Storage and Warehouse (Construction Materials 

and Machinery) and Associated Filling of Land for a Period of 3 Years’. 

 

 

R-riches Property Consultants Limited 

November 2025  

Table 4 – Estimated Trip Generation/Attraction 

Time Period 

Estimated Trip Generation/Attraction 

PC CV 2-Way 

Total In Out In Out 

Trips at AM peak per hour 

(08:00 – 09:00) 
2 0 0 0 2 

Trips at PM peak per hour 

(18:00 – 19:00) 
0 2 0 0 2 

Average Trips per hour 

(10:00 – 18:00) 
0 0 1 1 2 
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Fire Service Installations Proposal 
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SITE COVERAGE : 17 % (ABOUT)
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FS NOTES:

1) SUFFICIENT STAND-ALONE FIRE DETECTOR SHALL
BE PROVIDED THROUGHOUT THE ENTIRE BUILDING
IN ACCORDANCE WITH "STAND-ALONE FIRE
DETECTOR GENERAL GUIDELINES ON PURCHASE,
INSTALLATION & MAINTENANCE [SEP 2021]".

2) IN RELATION TO 1) ABOVE, WHERE TWO OR MORE
STAND-ALONE FIRE DETECTORS ARE INSTALLED IN
AN ENCLOSED STRUCTURE, ALL STAND-ALONE
DETECTORS SHALL BE INTERCONNECTED (EITHER
WIRED OR WIRELESSLY) SUCH THAT WHEN ONE OF
THE STAND-ALONE FIRE DETECTOR IS TRIGGERED,
ALL CONNECTED STAND-ALONE FIRE DETECTORS
SHALL SOUND AN ALARM SIMULTANEOUSLY.

3) PORTABLE HAND-OPERATED APPROVED APPLIANCE
SHALL BE PROVIDED AS REQUIRED BY OCCUPANCY.

4) ACCESS IS PROVIDED FOR EMERGENCY VEHICLE TO
REACH 30m OF ALL PART OF STRUCTURES.

FE 4 KG DRY POWDER TYPE FIRE EXTINGUISHER

FIRE SERVICE INSTALLATIONS

DP

STAND-ALONE BATTERY TYPE FIRE DETECTORS

S

S

S
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Appendix II 

As-Built Drainage Record 
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Appendix II – Photographic record of the existing drainage facilities (taken on 03.11.2025) 

 

Figure 1 – Extract of the as-built drainage plan with viewpoints of the photographic record 
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Our Ref. : DD103 Lot 355 RP & VL 
Your Ref. : TPB/A/YL-KTS/1112 

 
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 Open Storage and Warehouse (Construction Materials and Machinery)  

and Associated Filling of Land for a Period of 3 Years in "Agriculture” Zone, 
Various Lots in D.D.103 and Adjoining Government Land, Kam Tin, Yuen Long, New Territories 

 
(S.16 Planning Application No. A/YL-KTS/1112) 

 
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. 
Danny NG at  or the undersigned at your convenience.  
Thank you for your kind attention. 
 
Yours faithfully, 
  
For and on behalf of 
R-riches Planning Limited 
 
 
 
 
Louis TSE 
Town Planner 
 
 
 
 
 
cc DPO/FSYLE, PlanD  (Attn.: Ms. Selena SIN           email: synsin@pland.gov.hk ) 

  (Attn.: Ms. Athena LAI           email: apylai@pland.gov.hk ) 

By Email 
 

28 January 2026 

Appendix Ia of RNTPC
Paper No. A/YL-KTS/1112
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Responses-to-Comments 
 

Proposed Temporary Open Storage and Warehouse (Construction Materials and Machinery)  
and Associated Filling of Land for a Period of 3 Years in "Agriculture” Zone, 

Various Lots in D.D.103 and Adjoining Government Land, Kam Tin, Yuen Long, New Territories 
 

(Application No. A/YL-KTS/1112) 
 
(i) The applicant would like to provide clarifications on the subject application.  Details are as 

follows: 
 
- No container will be stored within the application site (the Site).  No site office is 

proposed for the current application.  
 

- No tree has been found within the Site.  
 

(ii) A RtoC Table: 
 

Departmental Comments Applicant’s Responses 
1. Comments of the Director of Environmental Protection (DEP) 

(Contact Person: Mr. Kelvin WONG; Tel: 2835 1117) 
(a) It is noted that construction materials would be 

stored at the Site. As such, grateful if the 
applicant could advise whether dusty materials 
including cement, earth, pulverized fuel ash, 
aggregates, silt, stonefines, sand, debris, 
sawdust and wooden chips would be stored at 
the site. Thanks. 
 

Please be confirmed that no dusty 
materials, including cement, earth, 
pulverized fuel ash, aggregates, silt, 
stonefines, sand, debris, sawdust and 
wooden chips will be stored at the Site at 
any time during the planning approval 
period. 

2. Comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL, LandsD) 
(Contact Person: Ms. CHENG Sze Lai; Tel: 2443 1072) 

(a) No permission is given for occupation of GL 
(about 236m2 as mentioned in the application 
form) included in the application site.  Any 
occupation of GL without Government’s prior 
approval is an offence under Cap 28.   
 

Noted.  The applicant will submit Short 
Term Tenancy (STT) application to rectify 
the occupation of Government land (GL) 
after planning approval has been obtained 
from the Town Planning Board (the 
Board).  
 

(b) I must point out that the following irregularities 
covered by the subject planning application 
have been detected by this office: 
 
Unauthorized structure(s) within the said 
private lot(s) covered by the planning 
application 

Noted.  The applicant will submit Short 
Term Waiver (STW) and STT applications 
to rectify the applied use erected on the 
concerned lot and occupation of GL after 
planning approval has been obtained from 
the Board.  No structure is proposed for 
domestic use.  
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LandsD has reservation on the planning 
application since there is/are unauthorized 
structure(s) and/or uses on Lot Nos. 356 S.B, 
356 RP, 360 RP, 361, 362, 363 and 364 all in D.D. 
103 which is/are already subject to lease 
enforcement actions according to case priority.  
The lot owner(s) should rectify/apply for 
regularization on the lease breaches as 
demanded by LandsD.  
 
If the planning application is approved, the lot 
owner(s) shall apply to this office for a Short 
Term Waiver (STW) and a Short Term Tenancy 
(STT) to permit the structure(s) erected within 
the private lots and the occupation of the 
Government.  The application(s) for STW and 
STT will be considered by the Government in its 
capacity as a landlord and there is no guarantee 
that they will be approved.  The STW and STT, if 
approved, will be subject to such terms and 
conditions including the payment of waiver fee, 
rent and administrative fee as considered 
appropriate by LandsD.  Besides, given the 
proposed use is temporary in nature, only 
erection of temporary structure(s) will be 
considered.  
 

 

3. Comments of the District Planning Officer/Fanling, Sheung Shui and Yuen Long East, Planning 
Department (DPO/FSYLE, PlanD) 
(Contact Person: Ms. Selena SIN; Tel: 3168 4047) 

(a) the types of storage items (e.g. what types of 
construction materials and machineries) in the 
warehouses and open storage area 
respectively; 
 

The Site is proposed to be used for open 
storage of construction materials (e.g., 
bricks, tiles, pipes, etc.) and machinery 
(e.g., excavators, cranes, etc.), while the 
proposed warehouse is intended for 
storage of miscellaneous goods (i.e., 
apparel, electronic goods, furniture, etc.). 
 

(b) if the proposed use involve any containers.  If 
affirmative, the stacking height and units of the 
containers; 
 

The construction materials and machinery 
would only be stored at the designated 
area with stacking height of not more than 
3 m.  No container will be stored within 
the Site.  
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(c) if any dangerous goods would be stored within 
the Site; 
 

No dangerous goods will be stored within 
the Site at any time during the planning 
approval period. 
  

(d) the location of the ancillary office; and 
 

No site office is proposed for the current 
application.  
 

(e) whether the site would be fenced off.  If 
affirmative, the material and height of the fence 
 

2.5m high solid metal fencing will be 
erected along the site boundary to 
mitigate any potential nuisance to the 
surroundings.  
 

4. Comments of the Chief Engineer/Mainland North, Drainage Services Department (CE/MN, 
DSD) 
(Contact Person: Mr. Jeff TSE; Tel: 3965 8921) 

(a) In view of the above, we have no objection in 
principle to the proposed development.  
However, due to change in site area under this 
planning application, the applicant should (i) 
advise if any site formation /leveling works to 
be carried out and (ii) confirm if any walls or 
hoarding are/to be erected or lain along the site 
boundary under this application.  If affirmative, 
the proposed/existing peripheral surface 
channels shall be provided at the 
original/existing level along the site boundary to 
collect the surface runoff accrued on the 
application site and to intercept the overland 
flow from the adjacent lands and adequate 
opening should be provided at the toe of the 
proposed walls/hoardings to intercept the 
existing overland flow passing through the site. 
The details of such opening/gap should be 
provided for further comments. For any change 
of existing ground level and associated works 
proposed by the applicant that could affect 
adjacent land and cause other impacts and/or 
other issues to public, please consider to 
required the applicant to submit technical 
assessment(s) in other aspect(s) and seek 
comment acceptable from the planning point of 
view, I would suggest that conditions should be 
stipulated in the approval letter to the applicant 
of the development (i) to maintain the drainage 
facilities implemented under Application No. 

Noted.  The entire Site has already been 
hard-paved.  No further filling of land will 
be carried out within the Site.  2.5m high 
solid metal wall with adequate openings 
will be erected along the whole site 
boundary.  The existing drainage facilities 
on the Site will be well-maintained by the 
applicant, and an updated drainage 
condition record will be submitted by the 
applicant after planning permission has 
been granted by the Board.  
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A/YL-KTS/879 and (ii) to submit records of the 
existing drainage facilities on site (i.e. photos 
with date, etc) to the satisfaction of the Director 
of Drainage Services or of the Town Planning 
Board.  
 

 
 

 

  



 

 
 
Our Ref. : DD103 Lot 355 RP & VL 
Your Ref. : TPB/A/YL-KTS/1112 

 
The Secretary, 
Town Planning Board, 
15/F, North Point Government Offices, 
333 Java Road, 
North Point, Hong Kong 
 
Dear Sir, 
 
 2nd Further Information 

 
Proposed Temporary Open Storage and Warehouse (Construction Materials and Machinery)  

and Associated Filling of Land for a Period of 3 Years in "Agriculture” Zone, 
Various Lots in D.D.103 and Adjoining Government Land, Kam Tin, Yuen Long, New Territories 

 
(S.16 Planning Application No. A/YL-KTS/1112) 

 
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. 
Danny NG at or the undersigned at your convenience.  
Thank you for your kind attention. 
 
Yours faithfully, 
  
For and on behalf of 
R-riches Planning Limited 
 
 
 
 
Louis TSE 
Town Planner 
 
 
 
 
 
cc DPO/FSYLE, PlanD  

  

By Email 
 

3 February 2026 
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Responses-to-Comments 
 

Proposed Temporary Open Storage and Warehouse (Construction Materials and Machinery)  
and Associated Filling of Land for a Period of 3 Years in "Agriculture” Zone, 

Various Lots in D.D.103 and Adjoining Government Land, Kam Tin, Yuen Long, New Territories 
 

(Application No. A/YL-KTS/1112) 
 
(i) A RtoC Table: 

 
Departmental Comments Applicant’s Responses 

1. Comments of the Commissioner for Transport (C for T) 
(Contact Person: Mr. Phil CAI; Tel: 2399 2421) 

(a) Container vehicle is proposed to access the 
site. The applicant should demonstrate the 
smooth manoeuvring of vehicles to / from 
Kam Tin Road, along the local access and 
within the site; 
 

A revised swept path analysis is provided to 
demonstrate smooth manoeuvring of 
vehicles to / from Kam Tin Road, along the 
local access and within the application site 
(the Site) (Plan 7).  
 

(b) The applicant should provide information on 
whether there is sufficient headroom under 
the Tsing Long Highway for the proposed 
type of vehicle; 
 

At least 6.5m of headroom has been provided 
under the Tsing Long Highway (Annex I). As 
the maximum height of the proposed 
container vehicle would be not more than 
4.6m, there is sufficient headroom for the 
proposed vehicle. 
 
In addition, the Site is the subject of a 
previous approved application No. A/YL-
KTS/879.  Based on the approved scheme of 
A/YL-KTS/897, a total of 3 parking and 
loading/unloading spaces for heavy goods 
vehicles are provided.  The current 
application with similar traffic scale is 
considered practicable.  
 

(c) The applicant should note the local access 
between Kam Tin Road and the site is not 
managed by this Department.  The 
management and maintenance parties of 
the local access shall be consulted. 
 

Noted.  The applicant will consult the relevant 
parties regarding the management and 
maintenance of the local access after 
planning permission has been granted by the 
Town Planning Board.  

 
 

 



S.16 Planning Application No. A/YL-KTS/1112 

2 | Page - Appendix I 
(FI 2 – 20260202 - LT) 

Annex I – Photographic Record Showing the Headroom under Tsing Long Highway 
 

Proposed Temporary Open Storage and Warehouse (Construction Materials and Machinery)  
and Associated Filling of Land for a Period of 3 Years in "Agriculture” Zone, 

Various Lots in D.D.103 and Adjoining Government Land, Kam Tin, Yuen Long, New Territories 
 

(Application No. A/YL-KTS/1112) 
 

Photographic records taken on 2.2.2026 are provided as follow:  

 

 

 

 

  

1 & 2 

3 & 4 5 & 6 

7 & 8 
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Relevant Extracts of 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)

1. On 14.4.2023, the Town Planning Board Guidelines for Application for Open Storage
and Port Back-up Uses under Section 16 of the Town Planning Ordinance (TPB PG-No.
13G) were promulgated, which set out the following criteria for the various categories
of area:

(a) Category 1 areas: favourable consideration will normally be given to applications
within these areas, subject to no major adverse departmental comments and local
objections, or the concerns of the departments and local residents can be
addressed through the implementation of approval conditions. Technical
assessments should be submitted if the proposed uses may cause significant
environmental and traffic concerns;

(b) Category 2 areas: planning permission could be granted on a temporary basis up
to a maximum period of 3 years, subject to no adverse departmental comments
and local objections, or the concerns of the departments and local residents can be
addressed through the implementation of approval conditions. Technical
assessments, where appropriate, should be submitted to demonstrate that the
proposed uses would not have adverse drainage, traffic, visual, landscaping and
environmental impacts on the surrounding areas;

(c) Category 3 areas: applications would normally not be favourably considered
unless the applications are on sites with previous planning approvals (irrespective
of whether the application is submitted by the applicant of previous approval or a
different applicant). Sympathetic consideration may be given if genuine efforts
have been demonstrated in compliance with approval conditions of the previous
planning applications and/or relevant technical assessments/proposals have been
included in the fresh applications, if required, to demonstrate that the proposed
uses would not generate adverse drainage, traffic, visual, landscaping and
environmental impacts on the surrounding areas. Planning permission could be
granted on a temporary basis up to a maximum period of 3 years, subject to no
adverse departmental comments and local objections, or the concerns of the
departments and local residents can be addressed through the implementation of
approval conditions; and

(d) Category 4 areas: applications would normally be rejected except under
exceptional circumstances. For applications on sites with previous planning
approvals (irrespective of whether the application is submitted by the applicant of
previous approval or a different applicant), and subject to no adverse departmental
comments and local objections, sympathetic consideration may be given if
genuine efforts have been demonstrated in compliance with approval conditions of
the previous planning applications and/or relevant technical assessments/proposals
have been included in the fresh application, 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
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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 merits.

2. In assessing applications for open storage and port back-up uses, the other major
relevant assessment criteria are also summarised as follows:

(a) port back-up sites and those types of open storage generating adverse noise, air
pollution, visual intrusion and frequent heavy vehicle traffic should not be located
adjacent to sensitive receivers such as residential dwellings, hospitals, schools and
other community facilities;

(b) port back-up uses are major generators of traffic, with container trailer/tractor
parks generating the highest traffic per unit area. In general, port back-up sites
should have good access to the strategic road network, or be accessed by means of
purpose built roads;

(c) adequate screening of sites through landscaping and/or fencing should be
considered where sites are located adjacent to public roads or are visible from
surrounding residential areas;

(d) there is a general presumption against conversion of active or good quality
agricultural land and fish ponds to other uses on an ad-hoc basis. For flood prone
areas or sites which would obstruct natural drainage channels and overland flow,
advice should be sought;

(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; and

(f) having considered that the open storage and port back-up uses have a role to play
in Hong Kong’s economy and provide considerable employment opportunities,
and the operators/uses affected by resumption and clearance operations of the
Government to make way for developments may face difficulties in finding a
replacement site, sympathetic consideration could be given to such type of
applications, except those involving land in Category 4 area (only minor
encroachment may be allowed), if the following criteria are met:

(i) policy support is given by the relevant bureau(x) to the application for
relocation of the affected uses/operations to the concerned sites; and

(ii) no adverse departmental comments and local objections, or the concerns
could be addressed by approval conditions.
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Previous s.16 Applications covering the Application Site (the Site)

Approved Applications

No. Application No. Use(s)/Development(s)

Date of Consideration
(Rural and New Town
Planning Committee

(RNTPC))

1. A/YL-KTS/65 Temporary Open Storage of vehicles for a
period of 12 months 28.2.1997

2. A/YL-KTS/148
Temporary open storage of vehicles and
construction materials for a period of 12
months.

22.1.1999

3. A/YL-KTS/198 Temporary Vehicle Repairing Workshop for a
period of 3 years 3.3.2000

4. A/YL-KTS/293 Temporary Vehicle Repair Workshop for a
period of 3 years 27.6.2003

5. A/YL-KTS/404 Temporary Vehicle Repair Workshop for a
Period of 3 Years

24.8.2007
[revoked on 24.1.2010]

6. A/YL-KTS/509 Temporary Vehicle Repair Workshop for a
Period of 3 Years

12.11.2010
[revoked on 12.10.2012]

7. A/YL-KTS/605 Temporary Vehicle Repair Workshop for a
Period of 3 Years

6.9.2013
[revoked on 6.3.2014]

8. A/YL-KTS/743 Proposed Temporary Vehicle Repair
Workshop for a Period of 3 Years

8.9.2017
[revoked on 8.2.2020]

9. A/YL-KTS/879

Temporary Open Storage of Vehicles,
Construction Materials/Prefabrication
Components and Site Office for a Period of 3
Years

23.7.2021
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A/YL-KTS/1112

Rejected Applications

No. Application No. Use(s)/Development(s)

Date of Consideration
(Rural and New Town
Planning Committee

(RNTPC))

Rejection
Reasons

1. A/YL-KTS/667

Temporary Metal Recycling Centre and
Open Storage of Scrap Metal, Concrete and
Machinery with Ancillary Office for a Period
of 3 Years

5.6.2015 (1) – (3)

2. A/YL-KTS/685
Temporary Open Storage (Concrete from
Demolished Buildings) for a Period of 3
Years

8.1.2016 (1) – (3)

Rejection Reasons

(1) Not in line with planning intention.

(2) Not comply with Town Planning Guidelines 13E in that the development is not compatible with
the surrounding land uses; the residential dwellings/structures would be susceptible to adverse
environmental nuisance generated by the development; and adverse comment from the relevant
government department and local objections were received.

(3) Fails to demonstrate that the development would not generate adverse environmental and
drainage impacts
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A/YL-KTS/1112

Similar s.16 Applications within the same “AGR” Zone of the Site
in the past five years

Approved Applications

No. Application No. Use(s)/Development(s)
Date of

Consideration
(RNTPC)

1. A/YL-KTS/896
Renewal of Planning Approval for Temporary Open
Storage of Vehicles and Container Trailers/ Tractors
Park for a Period of 3 Years

27.8.2021

2. A/YL-KTS/922
Renewal of Planning Approval for Temporary Open
Storage of Vehicle Parts with Ancillary Workshop for
a Period of 3 Years

10.6.2022

3. A/YL-KTS/1008
Renewal of Planning Approval for Temporary Open
Storage of Vehicles and Container Trailers/ Tractors
Park for a Period of 3 Years

20.9.2024

4. A/YL-KTS/1083
Temporary Warehouse (excluding Dangerous Goods
Godown) with Ancillary Facilities and Associated
Filling of Land for a Period of 3 Years

5.9.2025
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Government Departments’ General Comments

1. Traffic

Comments of the Commissioner for Transport:

� no adverse comment from traffic engineering perspective; and

� advisory comments are at Appendix V.

Comments of the Chief Highway Engineer/New Territories West, Highways Department
(HyD):

� no in principle objection to the application from highways maintenance point of view;
and

� advisory comments are at Appendix V.

2. Drainage

Comments of the Chief Engineer/Mainland North, Drainage Services Department:

� no objection in principle to the application from the public drainage point of view; and

� should the application be approved, approval conditions requiring maintenance of the
implemented drainage facilities under Application No. A/YL-KTS/879 and the
submission of condition record of the existing drainage facilities should be included in
the planning permission.

3. Fire Safety

Comments of the Director of Fire Services:

� no objection in principle to the application subject to the fire service installations (FSIs)
being provided to his satisfaction;

� the submitted FSIs proposal is considered acceptable; and

� advisory comments are at Appendix V.

4. Landscape

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

� no adverse comment on the application from landscape planning perspective;

� based on the aerial photo, the Site is located in an area of miscellaneous rural fringe
landscape character comprising open storage/storage yards/warehouse, vegetated areas
and vacant land;

� according to the site photos, the Site was hard-paved with storage of construction
materials and machinery.  According to the applicant’s submission, no tree felling is
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involved.  The proposed uses are not incompatible with the landscape setting in the
proximity.  Significant adverse landscape impact arising from proposed uses is not
anticipated; and

� advisory comments are at Appendix V.

5. Building Matters

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

� no objection to the application;

� there is no record of approval granted by the Building Authority for the existing
structure at the Site; and

� advisory comments are in Appendix V.

6. District Officer’s Comments

Comments of the District Officer (Yuen Long), Home Affairs Department:

� no comment on the application; and

� his office has not received comment on the application from locals upon close of
consultation.

7. Other Departments

The following government departments have no objection to/no adverse comment on the
application and their advisory comments, if any, are in Appendix V:

� Director of Electrical and Mechanical Services;
� Project Manager (West), Civil Engineering and Development Department;
� Chief Engineer/Railway Development 1-1, Railway Development Office, HyD;
� Chief Engineer/Construction, Water Supplies Department; and
� Commissioner of Police.
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Recommended Advisory Clauses

(a) to resolve any land issues relating to the proposed uses with the concerned owner(s)
and/or occupant(s);

(b) the permission is given to the uses and/or structures under the application.  It does not
condone any other uses and/or structures which currently occur on the application site
(the Site) but not covered by the application.  Immediate action should be taken to
discontinue such uses and remove such structures not covered by the permission;

(c) failure to reinstate the Site as required under the relevant approval condition upon expiry
of the planning permission might constitute an unauthorized development under the Town
Planning Ordinance and be subject to enforcement and prosecution actions;

(d) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(LandsD) that the lot owner(s) shall apply to his office for a Short Term Waiver (STW)
and Short Term Tenancy (STT) to permit the structure(s) erected within the private lots
and the occupation of Government land.  The application(s) for STW and STT will be
considered by the Government in its capacity as a landlord and there is no guarantee that
they will be approved.  The STW and STT, if approved, will be subject to such terms
and conditions including the payment of waiver fee, rent and administrative fee as
considered appropriate by LandsD.  Besides, given the proposed uses are temporary in
nature, only erection of temporary structure(s) will be considered;

(e) to note the comments of the Commissioner for Transport that:

(i) the Site is connected to the public road network via a section of a local access road
which is not managed by Transport Department. The land status of the local access
road should be checked with the LandsD. Moreover, the management and
maintenance responsibilities of the local access road should be clarified with the
relevant lands and maintenance authorities accordingly;

(ii) sufficient manoeuvring space shall be provided within the Site; and

(iii) no vehicle is allowed to queue back to or reverse onto / from public road at any time
during the planning approval period;

(f) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (HyD) that:

(i) HyD shall not be responsible for the maintenance of the proposed access connecting
the Site and Kam Tin Road, including the local tracks; and

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

(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department that the detailed comments on the application previously provided to the
applicant shall be taken into account in the maintenance of the existing drainage facilities;
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(h) to note the comments of the Director of Fire Services (D of FS) that:

(i) the applicant shall submit a full set of F.S.251, incorporating all proposed fire service
installations (FSIs) for his further arrangement of FSI acceptance inspection; and

(ii) if the proposed structures are required to comply with the Buildings Ordinance (BO)
(Cap. 123), detailed fire safety requirements will be formulated upon receipt of
formal submission of general building plans;

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

(i) the applicant shall follow the revised ‘Code of Practice on Handling the
Environmental Aspects of Temporary Uses and Open Storage Sites’;

(ii) the applicant shall follow the relevant guidelines and requirements in relevant
Professional Persons Environmental Consultative Committee Practice Notes
(ProPECCPNs), in particular the ProPECCPN 1/23 ‘Drainage Plans subject to
Comment by the Environmental Protection Department’;

(iii) the applicant shall provide adequate supporting infrastructure/facilities for proper
collection, treatment and disposal of waste/wastewater generated from the proposed
uses; and

(iv) the applicant shall meet the statutory requirements under relevant environmental
legislation;

(j) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department that approval of the application does not imply approval of tree works, such
as pruning, transplanting and felling. The applicant shall seek comments and approval
for any proposed tree works from the relevant department prior to the commencement of
the works;

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

(i) it is noted that three structures and associated filling of land 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,
otherwise they are unauthorised building works (UBW) under the BO.  An
Authorised Person should be appointed as the co-ordinator for the proposed building
works in accordance with the BO;

(ii) 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;

(iii) the Site does not abut on a specified street of not less than 4.5m wide and its permitted
development intensity shall be determined under Regulation 19(3) of the B(P)R at
the building plan submission stage;

(iv) if the existing structure is erected on leased land without the approval of the BA, they
are UBW under the BO and should not be designated for any proposed uses under
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the application;

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

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

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

(l) to note the comments of the Director of Electrical and Mechanical Services that in the
interests of public safety and ensuring the continuity of electricity supply, the parties
concerned with planning, designing, organising and supervising any activity near the
underground cable or overhead line under the application should approach the electricity
supplier (i.e. CLP Power) for the requisition of cable plans (and overhead line alignment
drawings, where applicable) to find out whether there is any underground cable and/or
overhead line within and/or in the vicinity of the Site. They should also be reminded to
observe the Electricity Supply Lines (Protection) Regulation and the “Code of Practice
on Working near Electricity Supply Lines” established under the Regulation when
carrying out works in the vicinity of the electricity supply lines; and

(m) to note the comments of the Commissioner of Police that the proposed uses shall not cause
traffic congestion and flooding.
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