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Planning Statement 

 

 

Introduction 

 

1. This Planning Statement is submitted to the Town Planning Board (“the Board”) on behalf of 

Bay Area Yacht Club (HK) Company Limited (“the Applicant”) in support of the planning 

application for ‘Proposed Temporary Warehouse (excluding Dangerous Goods Godown) with 

Ancillary Office’ for a period of 3 years and associated Filling of Land (“the Proposed 

Development”) at Lot No. 299 RP (Part) in D.D. 113, Yuen Long, New Territories (“the Site”) 

under Section 16 of the Town Planning Ordinance. 

 

 

Application Site (Plans 1 and 2) 

 

2. The Site comprises Lot No. 299 RP (Part) in D.D. 113, Yuen Long, New Territories.  It is 

accessible from Kam Ho Road via the ingress to the east of the Site. 

 

3. The site area is about 3,242 m2.  No Government Land is involved. 

 

 

Planning Context 

 

4. The Site falls within an area zoned “Agriculture” (“AGR”) on the Approved Kam Tin South 

Outline Zoning Plan (the “OZP”) No. S/YL-KTS/15. 

 

5. The planning intention of the “AGR” zone is primarily to retain and safeguard good quality 

agricultural land/farm/fish ponds for agricultural purposes.  It is also intended to retain fallow 

arable land with good potential for rehabilitation for cultivation and other agricultural 

purposes. 

 

6. According to the covering Notes of the OZP, temporary use or development of any land or 

building not exceeding a period of 3 years requires planning permission from the Board, 

notwithstanding that the use or development is not provided for in terms of the OZP.  Besides, 

any filling of land within the “AGR” zone shall not be undertaken without the permission 

from the Board. 

 

7. Provided that the structure of the Proposed Development is temporary in nature, approval of 

the application on a temporary basis for a period of 3 years would not frustrate the long-term 

planning intention of the “AGR” zone. 

 

 

Development Parameters  

 

8. The following table summarises the details of the structure on site (Plan 3): 
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No. Use 
Floor Area 

(ab.) (m2) 

Covered Area 

(ab.) (m2) 

Height 

(ab.) (m) 

No. of 

Storeys 

1 Warehouse with ancillary office 3,238 3,238 9 1 

Total 3,238 3,238 

 

 
Plot Ratio Site Coverage 

1 99.8% 

 

9. The Proposed Development serves to meet the strong demand for warehouses in Yuen Long 

area.  Construction materials such as bamboo, scaffoldings, bricks, metals, sand, etc. will be 

stored in the warehouses. 

 

10. Operation hours are from 9 a.m. to 7 p.m. daily from Mondays to Saturdays.  No operations 

on Sundays and public holidays. 

 

11. 3 nos. of parking space for medium goods vehicles (MGV) are proposed at the Site for the 

daily operation of the Proposed Development.  The Site is accessible by vehicles from Kam 

Ho Road via the ingress to the east of the Site.  Sufficient space is allowed for vehicle 

manoeuvring within, entering and leaving the Site (Plan 6). 

 

12. The entire site is covered by overgrown grass and filled with concrete of about 0.2 m in depth 

(existing ground levels ranging from +12.2 mPD to +13.8 mPD) for the provision of solid 

ground for the erection of structures and vehicle manoeuvring space (Plan 4).  The 

application serves to regularise the existing filling of land within the Site. 

 

 

Similar Applications 

 

13. There are 5 similar applications approved by the Rural and New Town Planning Committee 

(“the Committee”) within the “AGR” zone on the OZP in the past 5 years: 

 

Application No. Applied Use 
Date of 

Approval 

A/YL-KTS/946 
Proposed Temporary Warehouse for Storage of Construction 

Materials (Timber and Metal) for a Period of 3 Years 
19.5.2023 

A/YL-KTS/959 
Proposed Temporary Warehouse for Storage of Construction 

Materials for a Period of 3 Years and Filling of Land 
9.6.2023 

A/YL-KTS/997 

Proposed Temporary Warehouse (Excluding Dangerous 

Goods Godown) with Ancillary Facilities for a Period of 3 

Years and Associated Filling of Land 

10.5.2024 

A/YL-KTS/1023 

Proposed Temporary Warehouse (excluding Dangerous 

Goods Godown) with Ancillary Facilities for a Period of 3 

Years and Associated Filling of Land 

25.10.2024 

A/YL-KTS/1032 

Proposed Temporary Warehouse for Storage of Construction 

Materials (Timber and Metal) for a Period of 3 Years and 

Associated Filling of Land 

22.11.2024 
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14. The similar applications were approved by the Committee between 2023 and 2024 on 

considerations that temporary approval would not frustrate the long-term planning intention 

of the “AGR” zone; not incompatible with surrounding land uses; and no adverse 

departmental comments or their technical concerns could be addressed by appropriate 

approval conditions. 

 

15. Given that the planning context of the adjacent areas has not been significantly altered, it is 

considered that the planning circumstances of the application are relevant to the similar 

approved applications. 

 

 

No Adverse Impacts to the Surroundings 

 

Visual and Landscape 

 

16. The Proposed Development involves the erection of temporary structure.  The applied use is 

considered not incompatible with surrounding land uses intermixed with warehouse, plant 

nursery, storage, woodland and residential structures.  There are warehouses located at 

approximately 100m to the north-west of the Site.  Adverse visual and landscape impacts to 

the surrounding areas are not anticipated. 

 

Traffic 

 

17. The trip attraction and generation rates are expected as follows: 

 

 Mondays to Saturdays 

 Attractions Generations 

09:00 – 10:00 0 0 

10:00 – 11:00 1 0 

11:00 – 12:00 0 0 

12:00 – 13:00 1 1 

13:00 – 14:00 0 0 

14:00 – 15:00 0 1 

15:00 – 16:00 1 0 

16:00 – 17:00 0 1 

17:00 – 18:00 0 0 

18:00 – 19:00 0 0 

Total Trips 3 3 

 

18. In view of the low trip attraction and generation rates, it is expected that the Proposed 

Development should not cause adverse traffic impacts to the adjacent areas and road network. 

 

19. 3 nos. of parking space for MGV are proposed at the Site for the daily operation of the 

Proposed Development.  Sufficient space is allowed for car manoeuvring within, entering and 

leaving the Site (Plan 6). 
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20. The Proposed Development is for warehouse only.  Given that no visitors will be accepted at 

the Site, no visitor parking space will be provided.  Staff is expected to access the Site by 

public transport, which is available at a distance of about 100 m from the Site (Plan 5). 

 

Environment 

 

21. The Applicant undertakes to follow the measures as set out in the ‘Code of Practice on 

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

the Environmental Protection Department in order to minimise any possible environmental 

nuisances, and to comply with all environmental protection/pollution control ordinances. 

 

22. The Proposed Development is intended for warehouse use only.  Loading and unloading 

activities will only be conducted from 9 a.m. to 7 p.m. from Mondays to Saturdays.  No 

workshop activities will be allowed at the Site.  No public announcement systems, whistle 

blowing or portable loudspeaker will be allowed within the Site.  As such, potential adverse 

noise impacts to the surrounding areas are not anticipated. 

 

Drainage 

 

23. The Applicant has submitted a drainage proposal with the provision of periphery u-channels 

and catchpits to mitigate the potential adverse drainage impacts arising from the Proposed 

Development (Plans 7.1 and 7.2).  The Applicant will proceed to implement the proposed 

drainage facilities at the Site once the drainage proposal is accepted by the Chief 

Engineer/Mainland North, Drainage Services Department. 

 

Fire Safety 

 

24. The Applicant will submit a layout plan incorporated with the proposed fire service 

installations (FSI) after the planning approval has been granted from the Board.  The 

Applicant will proceed to implement the FSI proposal at the Site once it is accepted by the 

Director of Fire Services. 

 

 

Planning Gain 

 

25. The Proposed Development serves to meet the strong demand for warehouses in Yuen Long 

area.  Construction materials such as bamboo, scaffoldings, bricks, metals, sand, etc. will be 

stored in the warehouses. 

 

- End - 
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Further Information for Planning Application No. A/YL-KTS/1051 

Response-to-Comment 

 

Comments from Urban Design and Landscape Section, Planning Department 

Contact person: Mr. Samuel HUI (Tel.: 3565 3957) 

I. Comments  Responses 

1. Based on the site photos, some existing trees of 

common species are observed within the Site. 

According to the Layout Plan (Plan 3), the 

proposed layout is in conflict with the existing 

trees. However, no tree information, proposed 

tree treatment and mitigation measure(s) are 

provided in the application. 

 The Site has been covered by overgrown 

vegetation and weeds. No trees were observed 

within the Site. Please refer to the site photos 

taken in 2022 and 2025 for comparison (Annex 

I). The applicant has removed some of the 

overgrown vegetation recently. 

 

Comments from FS/YLE DPO, Planning Department 

Contact person: Mr. Gary LAM (Tel.: 3168 4043) / Mr. Michael SO (Tel.: 3907 0963) 

II. Comments  Responses 

1. Please confirm that no open storage, repairing, 

assembling, or dismantling or workshop 

activities will be carried out at the application 

site. 

 No open storage, repairing, assembling, or 

dismantling or workshop activities will be carried 

out within the Site. 

 

 

- END - 
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Viewpoint 1 (taken in 2022) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Viewpoint 1 (taken in 2025) 
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Viewpoint 2 (taken in 2022) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Viewpoint 2 (taken in 2025) 
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Previous s.16 Applications covering the Application Site

Rejected Applications

Application No. Use/Development Date of
Consideration

Rejection
Reasons

1. A/YL-KTS/342 Temporary Open Storage of Scrap
Metal and Plastic Materials for a Period
of 3 Years

15.4.2005 (1) to (5)

2. A/YL-KTS/357 Temporary Open Storage of Containers
for a Period of 3 Years

11.11.2005 (1), (2), (3), (5)
& (6)

3. A/YL-KTS/367 Temporary Public Car Park for Private
Cars for a Period of 3 Years

7.4.2006
[Rejected in

S.17 review on
13.10.2006]

(1), (3), (4) &
(5)

4. A/YL-KTS/559 Temporary Open Storage of Machinery
for a Period of 3 Years

20.4.2012
[Rejected in

S.17 review on
17.8.2012]

(1), (2), (4),
(5), (6) & (7)

Rejection Reasons

(1) the proposal was not in line with the planning intention for the area;

(2) the proposed development did not comply with the Town Planning Board Guidelines for
"Application for Open Storage and Port Back-up Uses";

(3) the development was not compatible with the surroundings as there were residential dwellings
located to its close proximity which would be susceptible to adverse environmental nuisance
generated by the development;

(4) no information had been included in the application to demonstrate that the proposed use
would not generate adverse drainage, environmental, landscape and/or traffic impacts on the
surrounding areas;

(5) the approval of the application would set an undesirable precedent for similar use in the same
"AGR" zone and the cumulative effect of which would result in a general degradation of the
environment of the surrounding area;

(6) there was adverse departmental comments and/or local objections against the application; and

(7) there was no previous approval granted at the site.



Similar s.16 Applications within “Agriculture” Zones
in the vicinity of the Application Site in the Past Five Years

Approved Applications

Application No. Proposed Use(s) Date of Consideration
(RNTPC/TPB)

1. A/YL-KTS/946 Proposed Temporary Warehouse for
Storage of Construction Materials
(Timber and Metal) for a Period of 3
Years and Filling of Land

19.5.2023
[Revoked on
21.11.2024]

2. A/YL-KTS/959 Proposed Temporary Warehouse for
Storage of Construction Materials for a
Period of 3 Years and Filling of Land

9.6.2023

3. A/YL-KTS/997 Proposed Temporary Warehouse
(Excluding Dangerous Goods Godown)
with Ancillary Facilities for a Period of 3
Years and Associated Filling of Land

10.5.2024

4. A/YL-KTS/1020 Temporary Warehouse (excluding
Dangerous Goods Godown) with
Ancillary Facilities for a Period of Three
Years and Associated Filling of Land

24.1.2025

5.. A/YL-KTS/1032 Proposed Temporary Warehouse for
Storage of Construction Materials
(Timber and Metal) for a Period of Three
Years and Associated Filling of Land

22.11.2024

6. A/YL-KTS/1048 Proposed Temporary Warehouse
(excluding Dangerous Goods Godown)
with Ancillary Office for a Period of
Three Years and Associated Filling of
Land

24.1.2025

7. A/YL-KTS/1049 Temporary Warehouse (excluding
Dangerous Goods Godown) with
Ancillary Office for a Period of Three
Years and Associated Filling of Land

24.1.2025
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Government Departments’ General Comments

1. Land Administration

Comments of the District Lands Officer/Yuen Long, Lands Department:

� no adverse comment on the application;

� the application site (the Site) comprises Old Schedule Agricultural Lot 299 RP (Part) in
D.D. 113 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;
and

� advisory comments are at Appendix IV.

2. Traffic

Comments of the Commissioner for Transport:

� no adverse comment from traffic engineering perspective; and

� advisory comments are at Appendix IV.

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

� no in principle objection to the application;

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

� advisory comments are at Appendix IV.

3. 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;

� should the application be approved, approval conditions should be stipulated in the
approval letter requiring the applicant to submit a revised drainage proposal and to
implement and maintain the drainage proposal to the satisfaction of the Director of
Drainage Services or of the Town Planning Board; and

� detailed comments on the drainage proposal are at Appendix IV.

4. Fire Safety

Comments of the Director of Fire Services:
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� no objection in principle to the application subject to the fire service installations and
water supplies for firefighting being provided to his satisfaction; and

� advisory comments are at Appendix IV.

5. Building Matters

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

� no objection to the application;

� it is noted that one structure is proposed in the application; and

� advisory comments are at Appendix IV.

6. 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 a miscellaneous rural fringe landscape
character comprising vacant land, temporary structures, open storage and scattered tree
groups and dense woodland with “GB” zone to the west. The proposed use is generally
not incompatible with the surrounding landscape character;

� according to the applicant’s submission, it is noted that no trees were observed within
the Site. Significant adverse landscape impact on existing landscape resources is not
anticipated; and

� advisory comments are at Appendix IV.

7. 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 from locals upon close of consultation.

8. Other Departments

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

� Project Manager (West), Civil Engineering and Development Department;
� Director of Electrical and Mechanical Services;
� 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) Failure to reinstate the application site (the Site) as required under the relevant approval
condition upon expiry of the planning permission might constitute an authorized
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
(LandsD) that:

� the lot owner(s) shall apply to his office for a Short Term Waiver (STW) to permit the
structure(s) erected within the private lots.  The application(s) for STW will be
considered by the Government in its capacity as a landlord and there is no guarantee
that it will be approved.  The STW, if approved, will be subject to such terms and
conditions including the payment of waiver fee and administrative fee as considered
appropriate by LandsD.  Besides, given the applied use is temporary in nature, only
erection of temporary structure(s) will be considered;

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

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

� sufficient manoeuvring space shall be provided within the Site; and

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

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

� HyD shall not be responsible for the maintenance of the proposed access connecting
the Site and Kam Ho Road, including the local track;

� if the proposed access at Kam Ho Road is agreed by TD, the applicant should provide
a run in/out to the satisfaction of TD and HyD in accordance with the latest version of
Highways Standard Drawing No. H1113 and H1114, or H5133, H5134 and H5135,
whichever set is appropriate to match with the existing adjacent pavement. The
applicant should provide a detailed layout plan of the run-in/out to clearly indicate the
existing gullies, street lighting, street furniture, etc. for TD and HyD to review. The
proposed run-in/out should not be located next to the existing gullies. No modification
works of street furniture/gullies should be implemented unless approval on the
relevant proposal is obtained from TD and HyD; and

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

(e) to note the comments of the Chief Engineer/Mainland North, Drainage Services
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Department that:

� the applicant shall take into account the following points in preparing the revised
drainage proposal;

i. u-channel at the northern side of the Sites should be provided;

ii. it should be demonstrated with hydraulic calculation that the proposed/existing
drainage facilities are adequate to collect, convey and discharge the surface
runoff accrued on the Site and the overland flow intercepted from the adjacent
lands;

iii. the intercepted storm water is proposed to be discharged to an existing earth
ditch as shown in Plan 7.1. However, the above earth ditch cannot be located
in the drawing records of DSD. More details including colour photos should be
provided to indicate the current conditions of the earth ditch, and the full
alignment of the earth pitch discharge path all the way down to the ultimate
discharge point should be cleary indicated (including photos);

iv. the proposed G.L. at CP3 and CP4 are at 11.9 mPD and 11.8 mPD respectively.
The land filling depth seems higher than the proposed figure of 0.2m specified
in Section 6(A)(e)(i) of the Application Form;

v. where walls or hoarding are erected or laid along the site boundary, adequate
opening should be provided to intercept the existing overland flow passing
through the Site; and

vi. the applicant shall resolve any conflict/disagreement with relevant lot owner(s)
and seek LandsD’s permission for laying new drains/channels and/or
modifying/upgrading existing ones in other private lots or on Government Land
outside the Site;

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

� the applicant is advised to submit relevant layout plans incorporated with the proposed
fire service installations (FSIs) to his department for approval;

� the applicant is also advised on the following points:

i. the layout plans should be drawn to scale and depicted with dimensions and
nature of occupancy; and

ii. the location of where the proposed fire service installations to be installed
should be clearly marked on the layout plans; and

� if the proposed structure(s) is 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;

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

� the applicant shall follow the revised “Code of Practice on Handling the
Environmental Aspects of Temporary uses and Open Storage Sites” issued by the
Environmental Protection Department (EPD);
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� the applicant shall follow the relevant guidelines and requirements in relevant
Professional Persons Environmental Consultative Committee Practice Notes
(ProPECCPNs), in particular the ProPECC PN 1/23 “Drainage Plans subject to
Comment by the EPD”;

� the applicant shall provide adequate supporting infrastructure/ facilities for proper
collection, treatment and disposal of waste / wastewater generated from the proposed
use; and

� the applicant shall meet the statutory requirements under relevant environmental
legislation;

(h) 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, if any, such as
pruning, transplanting and felling. The applicant is reminded to seek comments and
approval for any proposed tree works from the relevant department prior to the
commencement of the works;

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

� 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 BA should be obtained, otherwise they are unauthorised
building works under the Buildings Ordinance (BO).  An Authorised Person should
be appointed as the co-ordinator for the proposed building works in accordance with
the BO;

� 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 the
building plan submission stage;

� 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;

� 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

� detailed checking under the BO will be carried out at building plan submission stage.
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