
S.16 Planning Application  

Proposed Temporary Shop and Services and Eating Place for a Period of 3 Years at Lot 

1023 S.B RP, 1033 S.C, 1034 S.A RP (Part) in D.D. 121 and adjoining Government Land, 

Tong Yan San Tsuen, Yuen Long, New Territories 

1. Background and Site Context  

 

1.1 The application site can be accessed via an existing local track leading from Tong Yan 

San Tsuen Road and Sha Tseng Road (Figure 1 refers). The application site is divided 

into Site A and Site B (Figure 2 refers), which is segregated by a local access. The 

total application site area is about 325m2, including about 63m2 of Government Land.  

 

1.2 The applicant has commenced site and building works since previous planning 

approvals. There is a temporary structure of about 100m2 at Site A, and a two-storey 

building with a gross floor area of about 130m2, a water tank and pump room at Site B 

(Illustration 1 refers). The applicant has applied to the Lands Department for Short-

Term Waiver (STW No. 4678) for the structures erected and Short-Term Tenancy for 

the use of Government Land (STT No. 3068).  It is intended to utilise the existing 

structures for the proposed use. No additional Government Land is involved and there 

will no change to the STT area.  

 

2. Planning Context 

 

2.1 The application site falls within an area zoned “Residential (Group B) 1” (“R(B)1”) on 

the approved Tong Yan San Tsuen Outline Zoning Plan No. S/YL-TYST/14 (Figure 3 

refers). The applied use is ‘Proposed Temporary Shop and Services and Eating Place 

for a Period of 3 Years, which requires planning permission from the Town Planning 

Board.  

 

2.2 The application site is subject to previous planning approvals (Table 1 refers). The 

latest planning approvals (No. A/YL-TYST/1218 and No. A/YL-TYST/1216) remain 

valid and the approved layout plans are presented in Appendix 1 and 4. The applicant 

has complied with relevant approval conditions (Appendix 2 and 5 refers) and 

implemented drainage facilities and fire services installations on site. 

 

Table 1: Previous Applications 

 Application No.  Proposed Use Date of Decision 

Site A A/YL-TYST/900 Proposed Temporary Place of 

Recreation and Sports (Martial Arts 

Training Venue) for a Period of 5 Years 

Approved with condition(s) 

on a temporary basis on 

6.7.2018 

A/YL-TYST/1218 Renewal of Planning Approval for 

Temporary Place of Recreation and 

Sports (Martial Arts Training Venue) for 

a Period of 5 Years 

Approved with condition(s) 

on a temporary basis on 

23.6.2023 

Site B A/YL-TYST/785 Proposed Temporary Shop and 

Services (Real Estate Agency) for a 

Period of 3 Years 

Approved with condition(s) 

on a temporary basis on 

8.4.2016 

A/YL-TYST/859 Proposed Temporary Shop and Approved with condition(s) 



2 
 

 Application No.  Proposed Use Date of Decision 

Services (Real Estate Agency) for a 

Period of 3 Years 

on a temporary basis on 

10.11.2017 

A/YL-TYST/1029 Proposed Temporary Shop and 

Services for a Period of 3 Years 

Approved with condition(s) 

on a temporary basis on 

10.7.2020 

A/YL-TYST/1216 Renewal of Planning Approval for 

Temporary Shop and Services for a 

Period of 3 Years 

Approved with condition(s) 

on a temporary basis on 

23.6.2023 

 

3. Development Proposal 

 

3.1 It is proposed to utilise the application site for the applied use (i.e. Temporary Shop 

and Services and Eating Place for a Period of 3 Years) with a view to providing an 

eating place and shop and services to serve local residents. It intends to utilise existing 

structures within Site A and Site B, which involves a total floor area of about 244m2. 

Within the application site, there is provision of one L/UL bay for light goods vehicles 

(LGVs). The operation hours will be from 8:00 a.m. to 10:00 p.m. daily. The indicative 

layout is presented in Figure 4 and development parameters are tabulated in Table 2 

and 3.  

 

3.2 The existing boundary fence, landscape works, on-site drainage facilities and fire 

services installations implemented under A/YL-TYST/900 and A/YL-TYST/857 

(Appendix 3 and 6 refers), would be well maintained under the current application.  

 

3.3 Compared to the previous planning approvals, there is no significant change to the site 

configuration. Considering that landscape works are being implemented at the 

northern periphery of Site B, it is proposed to rearrange the L/UL bay at Site B and 

include additional private land in the application site. There are no changes to the total 

floor area, number of structures, or building heights compared to the previous planning 

approvals (Table 4 refers). 

Table 2: Key Development Parameters  

Proposed Use Proposed Temporary Shop and Services and Eating 

Place for a Period of 3 Years 

Operation Hours From 8:00 a.m. to 10:00 p.m. daily. 

Site Area 

   Site A 

   Site B 

325m2 (including 63m2 of Government Land) 

About 125m2 

About 200m2 

Covered Area 

   Site A 

   Site B 

About 179m2 (About 55%) 

About 100m2 

About 79m2 

Temporary Structure  

     No(s). 4 

     No. of Storey Not More Than 2 Storey  

     Maximum Height Not More Than 7m 

     Total Floor Area About 244m2 

No. of Loading/Unloading (L/UL) Bays 

     LGVs (7m(L) x 3.5m(W)) 
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Table 3: Key Development Parameters for the Proposed Structures  

Structure  Uses Gross Floor 

Area  

(Not More 

Than) 

No. of Storey 

(Not More Than) 

Building Height  

(Not More Than) 

1 Eating Place/Shop and 

Services 

100m2 1 4.8m 

2 Eating Place/Shop and 

Services 

130m2 2 7m 

3 Water Tank  5m2 1 5m 

4 Pump Room 9m2 1 5m 

 Total  244m2   

 

Table 4: Comparison Table  

 Previously 

Approved 

Application No. 

A/YL-TYST/1218 

(a) 

Previously 

Approved 

Application No. 

A/YL-TYST/1216 

(b) 

Current 

Application 

 

 

(c) 

Difference 

 

 

 

(a)+(b)-(c) 

Applied Use Renewal of 

Planning Approval 

for Temporary 

Place of 

Recreation and 

Sports (Martial 

Arts Training 

Venue) for a 

Period of 5 Years 

Renewal of 

Planning Approval 

for Temporary 

Shop and 

Services for a 

Period of 3 Years 

Proposed 

Temporary Shop 

and Services and 

Eating Place for a 

Period of 3 Years 

N.A. 

Site Area 130m2 158m2 325m2 +37m2 

Total Floor Area 100m2 144m2 244m2 No Change  

No. of Structure 1 3 4 No Change 

Maximum Height  4.8m  

1 storey 

7m 

2 Storey  

7m 

2 Storey 

N.A. 

 

Vehicular Access Arrangement 

 

3.4 The Application Site is accessible from Tong Yan San Tsuen Road and Sha Tseng Road 

via a local track. One loading/unloading bay for LGV is reserved at Site B. No traffic 

impact arisen from the proposed development is anticipated.  

 

Drainage Considerations 

 

3.5 The application site is flat and paved and the applicant has implemented on-site 

drainage facilities since previous approvals (Illustration 2 refers). Given that there will 

be no alteration to the existing site conditions, the applied use is not expected to cause 

any adverse drainage impacts. The applicant is committed to maintain the existing 

drainage facilities.  
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Environmental Considerations 

 

3.6 The Applicant will strictly follow Environmental Protection Department (EPD)’s latest 

“Code of Practice on Handling Environmental Aspects of Temporary Uses and Open 

Storage Sites (CoP)” and comply with all environmental protection/ pollution control 

ordinances, during operation stage of the proposal, should the application be approved. 

As such, no adverse environmental impact and misuse of the proposed use is 

anticipated. 

 

4. Justifications and Conclusion 

 

4.1 The application site is subject to valid planning approvals for the same/similar use. The 

applicant has complied with relevant approvals conditions and implemented drainage 

facilities and fire services installations on site. There are no changes to the total floor 

area, number of structures, or building heights compared to the previous approvals. 

 

4.2 The application site is situated in a residential area, and it is intended to provide 

additional catering facilities with shop and services to serve the dining needs and 

providing daily necessities to meet the daily needs of nearby residents. Compared to 

the approved use, the applied use should benefit a wider community. 

 

4.3 There have been no substantial changes in the planning circumstances such as land-

use zoning and the physical settings surrounding the application site when comparing 

with the last approved application. As such, no adverse planning implications by 

allowing the current application is likely to be anticipated. The applicant has complied 

with all the planning conditions under last approved application within specified time 

limits. In view of this, the current application shall be deemed capable of being 

considered favourably. 

 

4.4 The applied use is not in contrary to the planning intention of “R(B)1”, which are in 

accordance with the terms of the Plan. The temporary nature of the current application 

will by no means jeopardize the long-term planning intention of “R(B)1” zone. 

 

4.5 The proposed use will not set an undesirable precedent as there are previous planning 

approvals and similar applications approved by the Board. 

 

4.6 In view of the above, it is sincerely hoped that the Board will give favourable 

consideration to approve the current application for a temporary period of 3 years. 
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Figure 1 Location Plan 
Figure 2 Extract of Lot Index Plan (No. ags_S00000111012_0001)  
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STRUCTURE  USE GFA BUILDING HEIGHT
(NOT MORE THAN)

1 EATING PLACE/SHOP AND SERVICES 100 m2 4.8m (NOT MORE THAN) (1-STOREY)
2 EATING PLACE/SHOP AND SERVICES 130 m2 7m (NOT MORE THAN) (2-STOREY)
3 WATER TANK 5 m2 5m (NOT MORE THAN) (1-STOREY)
4 PUMP ROOM 9 m2 5m (NOT MORE THAN) (1-STOREY)

DEVELOPMENT PARAMETERS

APPLICATION SITE : 325 m2(ABOUT)
SITE A : 125 m2 (ABOUT)
SITE B : 200 m2 (ABOUT)

COVERED AREA : 179 m2 (ABOUT)
UNCOVERED AREA : 146 m2 (ABOUT)
GROSS FLOOR AREA : 244 m2 (ABOUT)

LOADING/UNLOADING PROVISION
L/UL SPACE (LGV) : 1 NO. (7M(L) X 3.5 M(W))

APPLICATION SITE BOUNDARY
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Discharge Letters for the Approval Conditions under Application No. A/YL-TYST/1218 
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A p p e n d i x  3  
Approved Boundary Fence and Landscape Proposal, Drainage Proposal, Fire Service 
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Approved Fire Service Installations Proposal under Planning Application No. A/YL-TYST/1029
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