Appendix Il of RNTPC
Paper No. A/YL-LFS/604

Extract of Town Planning Board Guidelines for
Application for Development within Green Belt Zone
under Section 16 of the Town Planning Ordinance
(TPB PG-No. 10)

The relevant assessment criteria are as follows:

(@) There is a general presumption against development (other than redevelopment)
in a “Green Belt” (“GB”) zone.  In general the Board will only be prepared to
approve applications for development in the context of requests to rezone to an
appropriate use.

(b)  An application for new development in a “GB” zone will only be considered in
exceptional circumstances and must be justified with very strong planning
grounds. The scale and intensity of the proposed development including the plot
ratio, site coverage and building height should be compatible with the character
of surrounding areas. With the exception of New Territories Exempted Houses,
a plot ratio up to 0.4 for residential development may be permitted.

(c) Applications for New Territories Exempted Houses with satisfactory sewage
disposal facilities and access arrangements may be approved if the application
sites are in close proximity to existing villages and in keeping with the
surrounding uses, and where the development is to meet the demand from
indigenous villagers.

(d) Redevelopment of existing residential development will generally be permitted
up to the intensity of the existing development.

(e) Applications for government/institution/community (G/IC) uses and public
utility installations must demonstrate that the proposed development is essential
and that no alternative sites are available. The plot ratio of the development site
may exceed 0.4 so as to minimize the land to be allocated for G/IC uses.

()  Passive recreational uses which are compatible with the character of surrounding
areas may be given sympathetic consideration.

(g) The design and layout of any proposed development should be compatible with
the surrounding area. The development should not involve extensive clearance
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(h)

(i)

1)

(k)

0]

(m)

of existing natural vegetation, affect the existing natural landscape, or cause any
adverse visual impact on the surrounding environment.

The vehicular access road and parking provision proposed should be appropriate
to the scale of the development and comply with relevant standards. Access and
parking should not adversely affect existing trees or other natural landscape
features. Tree preservation and landscaping proposals should be provided.

The proposed development should not overstrain the capacity of existing and
planned infrastructure such as sewerage, roads and water supply. It should not
adversely affect drainage or aggravate flooding in the area.

The proposed development must comply with the development controls and
restrictions of areas designated as water gathering grounds.

The proposed development should not overstrain the overall provision of G/IC
facilities in the general area.

The proposed development should not be susceptible to adverse environmental
effects from pollution sources nearby such as traffic noise, unless adequate
mitigating measures are provided, and it should not itself be the source of
pollution.

Any proposed development on a slope or hillside should not adversely affect
slope stability.
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Appendix 111 of RNTPC
Paper No. A/YL-LFS/604A

Previous s.16 Application covering the Application Site

Rejected Application

Application No. Proposed Use Zoning Date of Rejection

Consideration | Reasons

1 | A/YL-LFS/411 | Temporary Warehouse for Storage of GB 2.9.2022 (1) to (3)

Construction Materials for a Period of (Review by
Three Years and Filling of Land TPB)

3.5.2024 4)
(Appeal
dismissed by
the Appeal
Board Panel
(Town
Planning))

Rejection Reasons

1. No strong planning justification for a departure from the planning intention.

2. Not in line with the TPB PG-No. 10 in that the filling and excavation of land is considered not
compatible with the surrounding areas, and the applicant fails to demonstrate that the applied
development would not have significant adverse environmental and landscape impacts on the
surrounding areas.

3. Setting an undesirable precedent.

4. The Appellants’ justifications to the appeal (on aspects including claiming “existing use”,
insignificant landscape and ecological value, no adverse comment from government
departments, minimal environmental impact on the surrounding area, not incompatible with the
surrounding area, etc.) were all rejected by the Appeal Board (Town Planning).
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Appendix IV of RNTPC
Paper No. A/YL-LFS/604A

Government Departments’ General Comments

1. Land Administration

Comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD):

(@)

He has no adverse comment on the application.

(b) The applicant should note his advisory comments at Appendix V.

2. Traffic

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

She has no adverse comment on the application from traffic engineering perspective.

(i) Comments of the Chief Highway Engineer/New Territories West, Highways

Department (CHE/NTW, HyD):
(@)  Hehasno objection on the application from highway maintenance perspective.

(b)  The run-in/out from Deep Bay Road should be constructed and maintained by
the applicant. The run-infout should be removed and the road should be
reinstated to the satisfaction of HyD.

(c)  The applicant should note his advisory comments at Appendix V.

3. Environment

Comments of the Director of Environmental Protection (DEP):

(a)

(b)

(©)

Having reviewed the applicant’s Further Information submission, he noted that the
applicant only applied for two private car parking spaces and one parking space for a
19-seater minibus which is considered as the light bus, the applied use would not
involve traffic of heavy vehicle or dusty operation though there is a 3-storey village
house located ~70m from the proposed development. The applicant also committed
that (i) no public announcement systems, whistles, loudspeakers, or audio
amplification will be used, (ii) the training centre will be closed at night-time from
23:00-07:00 and no training will be conducted, (iii) the water tower will be positioned
inside the proposed structure and will be installed with soundproofing materials and
(iv) no ventilation system or openable windows will be installed at southern wall of
the proposed structure and no direct line-of-sight of the indoor training ground to the
nearby noise sensitive receiver (i.e. 3-storey village house).

On the above basis, according to the latest “Code of Practice on Handling the
Environmental Aspects of Temporary Uses and Open Storage Sites”, he has no
objection to the application from environmental planning perspective.

There was no substantiated environmental complaint pertaining to the application site
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5.

(the Site) in the past three years.

(d) The applicant should note his advisory comments at Appendix V.

Landscaping

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

(@) According to the aerial photo taken in 2025, the Site is situated in an area of rural
coastal plain landscape characterised by temporary structures, graves and tree
clusters.

(b)  With reference to the site photos taken in 2026, the southern portion of the Site is
formed and existing trees are observed at the northern portion of the Site.

(c) The Site is zoned “Green Belt” on the OZP and the proposed use would alter the
landscape character of the area. Nevertheless, according to the submitted Landscape
Proposal (Drawing A-4), the existing tree groups at the northern portion of the Site
will be preserved. In addition, the applicant has also proposed a vertical green wall
(approximately 15m? in area) and 10 to 15 trees planted in pots in the southern
portion of the Site as landscape mitigation measures.

(d) In view of the above, she has no adverse comment from landscape planning
perspective since no significant adverse landscape impact arising from the proposed
use is anticipated.

(e) Should the Town Planning Board (TPB) decide to approve the application, the
following approval conditions are advised for incorporation:

(i) the submission of a revised Landscape Proposal within 6 months from the date
of planning approval to the satisfaction of the Director of Planning or of the
TPB; and

(if) implementation of a revised Landscape Proposal within 9 months from the
date of planning approval to the satisfaction of the Director of Planning or of
the TPB.

Drainage

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

(@) He has no objection in principle to the application from the public drainage point of
view.

(b) 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, the applicant should be required to submit technical assessment(s) in other
aspect(s) and seek comment from relevant departments as necessary.
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(c) Should the TPB consider that the application is acceptable from planning point of
view, approval conditions should be stipulated requiring the applicant to submit a
drainage proposal including the design of proposed storage tank, to implement and
maintain the proposed drainage facilities to his satisfaction.

Fire Safety

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

(@) He has no objection in principle to the proposal subject to fire service installations
being provided to his satisfaction.

(b) The applicant should note his advisory comments at Appendix V.

Project Interface

Comments of the Project Manager (West), Civil Engineering and Development
Department (PM(W), CEDD):

(@  The application site falls within the study area of Lau Fau Shan Development under
the consultancy Agreement No. CE 5/2024 (CE) “Developments at Lau Fau Shan,
Tsim Bei Tsui and Pak Nai Areas - Investigation”, which is the Investigation Study
and jointly commissioned by the Planning Department and CEDD. The
implementation and land resumption/clearance programme of the Lau Fau Shan
Development is currently being reviewed under the Investigation Study and subject
to change.

(b) If the planning permission is granted, notwithstanding its validity period, the
applicant should note his advisory comments detailed in Appendix V.

Building Matters

Comments of the Chief Building Surveyor/New Territories West, Buildings Department
(CBS/NTW, BD):

Noting that the proposed temporary baseball training centre is carried out on Government
Land, he is not in a position to comment under the Buildings Ordinance on the application.

Other Departments’ Comments

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

(a) Director of Agriculture, Fisheries and Conservation (DAFC);

(b) Director of Leisure and Cultural Services (DLCS);

(c) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);
(d) Head of Geotechnical Engineering Office, CEDD (H(GEO), CEDD);

(e) Chief Engineer/Land Works (CE/LW), CEDD;

(F) Director of Food and Environmental Hygiene (DFEH); and
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(g) Commissioner of Police (C of P).
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Appendix V of RNTPC
Paper No. A/YL-LFS/604A

Recommended Advisory Clauses

(a) failure to reinstate the application site (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;

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that:

(i)

(i)

according to his desktop checking, the Site comprises Government land (GL)
having an area of about 1,920m?, of which actual site area and boundary of the GL
involved will be subject to verification upon the processing of Short Term Tenancy
(STT) application;

noting that the access to the Site from Deep Bay Road passes through unleased and
unallocated GL (“the said GL”), there is no guarantee that the said GL would be
granted or to be used for access road connecting the Site with Deep Bay Road.
Without vehicular access to the Site, the STT, if applied, may not be granted. The
applicant shall consider if the said GL shall be included into the Site;

(iii) after reviewing the applicant’s further information which commits to maintain and

(iv)

open up part of the Site serving as access road to other private lots in the vicinity,
he advises that LandsD will at its sole discretion determine the site boundary and
impose such terms and conditions in the STT; and

the applicant is reminded that necessary policy support from the bureau/department
concerned for a STT application would be required to implement the proposal.
Upon receipt of the STT application with policy support being given by the
bureau/department concerned, LandsD will consider the application in accordance
with applicable policy and practice and there is no guarantee that the said
application will be approved. The said application if approved would be subject to
such terms and conditions, to be imposed by LandsD in the landlord capacity at its
sole discretion;

(c) to note the comments of the Director of Environmental Protection (DEP) that the
applicant is advised:

(i)

(i)

no public announcement system, portable loudspeaker or any form of audio
amplification system and whistle blowing is allowed at the subject Site as proposed
during the planning approval period,;

no operation or training activities are allowed at night-time from 23:00-07:00;

(iii) the water tower shall be positioned inside the proposed structure and installed with

(iv)

soundproofing materials as proposed,;

no ventilation system or openable windows are allowed for installation at the
southern wall of the proposed structure and no direct line-of-sight of the indoor
training ground to the nearby noise sensitive receiver;
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(d)

(€)

(f)

9)

(v) no medium/heavy goods vehicles exceeding 5.5 tonnes are allowed to enter/exit or
to parked/stored on the Site at any time during the planning approval period;

(vi) to follow the latest “Code of Practice on Handling the Environmental Aspects of
Temporary Uses and Open Storage Sites”;

(vii) to follow the relevant guidelines and requirements in relevant Professional Persons
Environmental Consultative Committee Practice Notes (ProPECCPNSs). 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 ProPECC PN 1/23
“Drainage Plans subject to Comment by the Environmental Protection
Department” including completion of percolation test and certification by
Authorized Person;

(viii) to provide adequate supporting infrastructure/facilities for proper collection,
treatment and disposal of waste/wastewater generated from the proposed use; and

(ix) to meet the statutory requirements under relevant environmental legislation;
to note the comments of the Commissioner for Transport (C for T) that:

(i) sufficient manoeuvring spaces shall be provided within the Site or its adjacent area.
No vehicles are allowed to queue back to public roads or reverse onto/from public
roads; and

(if) the local track leading to the Site is not under the Transport Department’s purview.
The applicant shall obtain consent of the owners/managing departments of the local
track for using it as the vehicular access to the Site;

to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that adequate drainage measures shall be provided to
prevent surface water running from the Site to the nearby public roads and drains. The
run-in/out from Deep Bay Road should be constructed and maintained by the applicant.
The run-in/out should be removed and the road should be reinstated to the satisfaction of
HyD;

to note the comments of the Director of Fire Services (D of FS) that in consideration of
the design/nature of the proposal, fire service installations (FSIs) are anticipated to be
required. The applicant shall submit relevant layout plans incorporated with the
proposed FSls to the Fire Services Department for approval. The layout plans should
be drawn to scale and depicted with dimensions and nature of occupancy. The location
of where the proposed FSls to be installed should be clearly marked on the layout plans.
If the proposed structure(s) is required to comply with the Buildings Ordinance (Cap.
123), detailed fire service requirements will be formulated upon receipt of formal
submission of general building plans;

to note the comments of the Commissioner of Police that comprehensive traffic
assessment shall be required to ensure the planning aligns with traffic patterns and public
transport integration including analysis of potential impacts on local public transport
networks regarding the great number of potential visitors;
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3
(h) to note the comments of the Director of Food and Environmental Hygiene (DFEH) that:

(i) no Food and Environmental Hygiene Department’s (FEHD) facilities should be
affected;

(i1) proper licence / permit issued by this Department is required if there is any food
business / catering service / activities regulated by the Director of Food and
Environmental Hygiene (DFEH) under the Public Health and Municipal Services
Ordinance (Cap. 132) and other relevant legislation for the public. Under the Food
Business Regulation, Cap. 132X, a food business licence is required for the operation
of the relevant type of food business listed in the Regulation (e.g. a restaurant, a food
factory etc.). The application for licence, if acceptable by the FEHD, will be
referred to relevant government departments such as the Buildings Department, Fire
Services Department and Planning Department for comment. If there is no objection
from the departments concerned, a letter of requirements will be issued to the
applicant for compliance and the licence will be issued upon compliance of all the
requirements;

(iii)pursuant to section 4 of the Food Business Regulation (Cap. 132X) (FBR), the
expression of “food business” does not include any club. As such, a club is exempted
from obtaining food business licence from his department except for permission to
sell restricted foods specified in Schedule 2 to the Food Business Regulation; and

(iv)proper licence issued by FEHD is required if related place of entertainment is
involved. Any person who desires to keep or use any place of public entertainment
for example a theatre and cinema or a place, building, erection or structure, whether
temporary or permanent, on one occasion or more, capable of accommodating the
public presenting or carrying on public entertainment within Places of Public
Entertainment (PPE) Ordinance (Cap. 172) and its subsidiary legislation, such as a
concert, opera, ballet, stage performance or other musical, dramatic or theatrical
entertainment, cinematograph or laser projection display, a circus, a lecture or
story-telling, an exhibition of any one or more of the following, namely, pictures,
photographs, books, manuscripts or other documents or other things, a sporting
exhibition or contest, a bazaar, a dance party or an amusement ride and mechanical
device which is designed for amusement, a Place of Public Entertainment Licence (or
Temporary Place of Public Entertainment Licence) should be obtained from FEHD
whatever the general public is admitted with or without payment. There should be no
encroachment on the public place and no environmental nuisance should be
generated to the surroundings. Its state should not be a nuisance or injurious or
dangerous to health and surrounding environment. Also, for any waste generated
from such activities/operation, the applicant should arrange disposal properly at their
own expenses; and

(i) to note the comments of the Project Manager (West), Civil Engineering and
Development Department (PM(W), CEDD) that the Site falls within the study area of
Lau Fau Shan Development under the consultancy Agreement No. CE 5/2024 (CE)
“Developments at Lau Fau Shan, Tsim Bei Tsui and Pak Nai Areas - Investigation”,
which is the Investigation Study and jointly commissioned by the Planning Department
and CEDD. The implementation and land resumption/clearance programme of the Lau
Fau Shan Development is currently being reviewed under the Investigation Study and
subject to change. The applicant should be reminded that the Site may be resumed at
any time during the planning approval period for potential development project and

A/YL-LFS/604



advised not to carry out any substantial works therein.
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A/YL-LFS/604 Yuen Long Baseball Club
Government Land in D.D. 129, Lau Fau Shan
Site area: 1,920sq.m

Zoning: "Green Belt"

Applied use: Baseball Training Centre / 3 Vehicle Parking

Dear TPB Members,

Strong objections, part of this site was reviewed under Application 411 on 2 Sept 2022 and Appeal
dismissed on 3 May 2024 on the justification that

(a) the applied development is not in line with the planning intention of the “Green Belt" (“GB”) zone,
which is primarily for defining the limits of urban and sub-urban development areas by natural
features and to contain urban sprawl, as well as to provide passive recreational outlets. There is a
general presumption against development within this zone.

Note the reference to PASSIVE.

The site should have been restored since then but as can be seen from the images is still filled

in. Why was no enforcement action taken, there is no history of any approval for the remainder of the
site so excavation of land has been illegal.

Members should question why restoration has not been carried out.

The data provided indicates heavy traffic of large vehicles to and from the site plus the need to
frequently service the portable loos.

45 visitors — 200 per day (24 — 28 tour buses)

Every month there are numerous applications for Yuen Long approved by the board for:
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I
OUrgent CReturn receipt OExpand Group CRestricted CPrevent Copy DOConfidential
Place of Recreation, Sports or Culture: It includes, unless otherwise specified indoor or outdoor
stadium, sports ground/complex, fithess centre, gymnasium, public swimming pool/leisure pool,
sports training ground, water recreation/sports centre, horse riding school, golf driving range,
outdoor go-kart ground, radio control model aircraft flying field, outdoor radio control model car
playing ground, motorcross ground, hobby farm, fishing ground, velodrome, oceanarium and
aquarium.

The majority are for Agriculture zoning but some are for "GIC". In addition, there are many
thousands of sq.mts of land zoned “Recreation” that are approved for brownfield use.

Facilities like this have numerous options re location. There is no justification to extend this use to
“Green Belt' locations when the intended use of more appropriate zonings is abused.

Mary Mulvihill
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xE8: KFBG's comments on five planning applications

iges 260331 516 KTN 1218.pdf; 260331 s16 LFS 604.pdf; 260331 s16 NSW 357c.pdf; 260331

s16 SK 447c.pdf; 260331 516 TT 774c.pdf

¥ Internet Email

Dear Sir/ Madam,

Attached please see our comments regarding five applications. There are five pdf files attached to this
email. If you cannot see/ download/ open these files, please notify us through email.

Please do not disclose our email address.
Thank You and Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

Email Disclaimer:

The information contained in this e-mail (including any attachments) is confidential and is intended solely for the addressee. If you are not the
intended recipient, please notify the sender immediately and delete this e-mail from your system. Any unauthorised use, disclosure, copying,
printing, forwarding or dissemination of any part of this information is prohibited. KFBG does not accept responsibility and shall not be liable for
the content of any e-mail transmitted by its staff for any reason other than bona fide official purposes. There is no warranty that this e-mail is error
or virus free. You should not rely on any information that is not transmitted via secure technology.
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The Secretary,

Town Planning Board,

| 5/F, North Point Government Offices,
333, Java Road, North Point,

Hong Kong.

(Email: tpbpd@pland.gov.hk)

31st March, 2026. By email only

Dear Sir/ Madam,

Proposed Temporary Baseball Training Centre for a Period of 3 Years
(A/YL-LFS/604)

1. We refer to the captioned.

2. The application site is within Green Belt (GB) zone and there is a rejected application
(A/YL-LFS/411; Temporary Warehouse for Storage of Construction Materials for a Period of
3 Years and Filling of Land) covering the current site. The reasons for rejection of the review
application of A/YL-LFS/411 are listed below:

(a) the applied development is not in line with the planning intention of the “Green Belt ™
(“GB”) zone, which is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl as well as to provide
passive recreational outlets. There is a general presumption against development within
this zone. There is no strong planning justification in the submission for a departure

from the planning intention;

(b) the applied development is not in line with the Town Planning Board Guidelines for
‘Application for Development within the Green Belt zone under Section 16 of the Town
Planning Ordinance’ (TPB PG-No. 10) in that the applicant fails to demonstrate that the
applied development would not have significant adverse environmental and landscape

impacts on the surrounding areas, and

(¢) approval of the application would set an undesirable precedent for similar
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applications for warehouse use within the “GB” zone. The cumulative effect of

approving such similar applications would result in a general degradation of the

environment of the area.

3.  We urge the Board to reject this application as it is unlikely to be in line with the

planning intention of the GB zone.

4.  Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden
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