Planning Application under Section 16 of the Town Planning Ordinance (Cap. 131)
Temporary Eating Place (Outside Seating Accommodation of a Licensed Restaurant ) for a

Period ot 5 Year at The Government Land in front of Shop 9, 10 & 11 And The Outside Seating
Accommodation, G/F., Block 1-9, Treasure Court, 8 Ying Fuk Street, Yuen Long, New Territories
(The application premise)

APPENDIX 1

EXTRACT OF THE APPROVED
TONG YAN SAN TSUEN OUTLINE ZONING PLAN NO.
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Explanatory Statement
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S/YL-TYST/14

RESIDENTIAL (GROUP A)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Ambulance Depot

Flat

Government Use (not elsewhere specified)
House

Library

Market

Place of Recreation, Sports or Culture
Public Clinic

Public Transport Terminus or Station

(excluding open-air terminus or station)
Public Vehicle Park

(excluding container vehicle)

(on land designated “R(A)3” only)
Religious Institution (Ancestral Hall only)
Residential Institution
Rural Committee/Village Office
School (in free-standing purpose-designed

building only)

Social Welfare Facility
Utility Installation for Private Project

In addition, the following uses are always permitted
(a) on the lowest three floors of a building, taken to
include basements; or (b) in the purpose-designed
non-residential portion of an existing building, both
excluding floors containing wholly or mainly car
parking, loading/unloading bays and/or plant room:

Eating Place

Educational Institution
Institutional Use (not elsewhere specified)
Off-course Betting Centre
Office

Place of Entertainment
Private Club

Public Convenience
Recyclable Collection Centre
School

Shop and Services

Training Centre

Commercial Bathhouse/Massage Establishment
Eating Place
Educational Institution
Exhibition or Convention Hall
Government Refuse Collection Point
Hospital
Hotel
Institutional Use (not elsewhere specified)
Office
Petrol Filling Station
Place of Entertainment
Private Club
Public Convenience
Public Transport Terminus or Station
(not elsewhere specified)
Public Utility Installation
Public Vehicle Park
(excluding container vehicle)
(not elsewhere specified)
Religious Institution (not elsewhere specified)
School (not elsewhere specified)
Shop and Services (not elsewhere specified)
Training Centre

(Please see next page)
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RESIDENTIAL (GROUP A) (cont’d)

Planning Intention

This zone is intended primarily for high-density residential developments. Commercial uses are
always permitted on the lowest three floors of a building or in the purpose-designed non-residential
portion of an existing building.

(@)
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Remarks

On land designated “Residential (Group A)” (“R(A)”), no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result in a
total development and/or redevelopment in excess of a maximum plot ratio of 5, a maximum
site coverage of 42% and a maximum building height of 12 storeys (36m), or the plot ratio,
site coverage and height of the building which was in existence on the date of the first
publication in the Gazette of the notice of the draft development permission area plan,
whichever is the greater. The lowest three floors could have a maximum site coverage of
100%.

On land designated “R(A)1” and “R(A)2”, no new development, or addition, alteration
and/or modification to or redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum plot ratio and maximum
building height specified below, or the plot ratio and height of the existing building,
whichever is the greater:

Sub-area Maximum Plot Ratio Maximum Building Height
R(A)1 6.5 155mPD
R(A)2 6.5 205mPD

On land designated “R(A)3”, no new development, or addition, alteration and/or
modification to or redevelopment of an existing building shall result in a total development
and/or redevelopment in excess of a maximum plot ratio of 7 and a maximum building
height of 160mPD, or the plot ratio and height of the existing building, whichever is the
greater.

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio, site coverage and building height restrictions stated in paragraphs
(a) to (c) above may be considered by the Town Planning Board on application under section
16 of the Town Planning Ordinance.

In determining the maximum plot ratio and site coverage for the purposes of paragraphs (a)
to (c) above, any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the domestic
building or domestic part of the building, provided such uses and facilities are ancillary and
directly related to the development or redevelopment, may be disregarded.

(Please see next page)
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S/YL-TYST/14

RESIDENTIAL (GROUP A) (cont’d)

Remarks (cont’d)

In determining the maximum plot ratio for the purposes of paragraph (c) above, any floor
space that is constructed or intended for use solely as Government, institution or community
(GIC) facilities and public vehicle park, as required by the Government, may be disregarded.

In determining the maximum plot ratio for the purposes of paragraphs (b) and (c) above, the
area of any part of the site that is occupied or intended to be occupied by free-standing
purpose-designed buildings (including both developed on ground and on podium level)
solely for accommodating GIC facilities including school(s) as may be required by the
Government shall be deducted in calculating the relevant site area.
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Planning Application under Section 16 of the Town Planning Ordinance (Cap. 131)
Temporary Eating Place (Outside Seating Accommodation of a Licensed Restaurant ) for a

Period of 5 Year at The Government Land in front of Shop 9, 10 & 11 And The Outside Seating
Accommodation, G/F., Block 1-9, Treasure Court, 8 Ying Fuk Street, Yuen Long, New Territories
(The application premise)

APPENDIX 2

TOWN PLANNING BOARD GUIDELINES FOR

DEVELOPMENT WITHIN “RESIDENTIAL (GROUP A)” ZONE
(TPB PG-NO. 5A)
AND
TOWN PLANNING BOARD GUIDELINES FOR
APPLICATION FOR EATING PLACE WITHIN
"VILLAGE TYPE DEVELOPMENT" ZONE IN RURAL AREAS
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE
(TPB PG-NO. 15A )



TPB PG-NO. 5A

TOWN PLANNING BOARD GUIDELINES FOR
APPLICATION FOR OFFICE DEVELOPMENT IN “RESIDENTIAL (GROUP A)” ZONE
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

[Important Note :
The Guidelines are intended for general reference only.

Any enquiry on this pamphlet should be directed to the Secretariat of the Town Planning Board (by email:
tpbpd@pland.gov.hk; by post: 15th Floor, North Point Government Offices (NPGO), 333 Java Road, North Point,
Hong Kong; or by phone: 2231 4810 or 2231 4835) or the Planning Enquiry Counters of the Planning Department
(Hotline : 2231 5000; email: enquire@pland.gov.lik; or by post: 17th Floor, NPGO and 14/F, Sha Tin Government
Offices, 1 Sheung Wo Che Road, Sha Tin).

The Guidelines are subject to revision without prior notice.]

1. Introduction

The planning intention of the “Residential (Group A)” (“R(A)”) zone is primarily for high-
density residential developments. Office use in “R(A)” zone, except on the lowest three
floors of a building or in the purpose-design non-residential portion of an existing building,
requires planning permission from the Board. This Guidelines sets out the main planning
criteria for assessing planning applications for office development within the “R(A)” zone.
Each application will be considered on its individual merits.

2.  Scope and Application

2.1  This set of Guidelines sets out the main planning criteria for consideration of
planning applications for office use within “R(A)” zone. The planning permission
system will enable the Board to maintain adequate planning control over the use of
“R(A)” sites while allowing flexibility to accommodate office developments within
“R(A)” zone, provided there are strong justifications.

2.2  This set of Guidelines is applicable to planning applications for both development
and redevelopment of sites within “R(A)” zone for office developments, which may
incorporate commercial uses on the lower floors.

3. Main Planning Criteria

3.1 The following main planning criteria are relevant in consideration of proposed office
development in “R(A)” zone:



(2)

(b)

(©

@

©)

®

(®

The proposed office development should not be located in a predominantly
residential area and should be compatible with the existing and planned land
uses of the locality, e.g. a site located in close proximity to the core business
centre/office hub to form an extension of the commercial area.

There is a demand for office space in a particular area or district in which the
proposed office development is located.

There should be adequate provision of parking and loading/unloading facilities
within the site in accordance with the Hong Kong Planning Standards and
Guidelines and to the satisfaction of the Transport Department. For sites with
narrow frontage, where on-site loading/unloading requirement cannot be met,
the applicant should demonstrate that there are alternative locations for
loading/unloading facilities to the satisfaction of the Transport Department.

The site should be at an easily accessible location, e.g. close to the Mass Transit
Railway Station or well served by other public transport facilities.

The proposed office development should not cause congestion and disruption
to the traffic flow of the locality. In areas prone to traffic congestion, the
applicant may be required to submit a traffic impact assessment to demonstrate
no adverse traffic impact in the area.

The site should be of adequate size to achieve a properly designed office
building. The minimum site area requirement for office development varies
with site configuration and loading/unloading requirements in particular
localities.

The proposed office development should be purposely designed for
office/commercial uses so that there is no risk of subsequent illegal conversion
to substandard domestic units or other uses.

3.2  In general, the Board may give favourable consideration to planning applications for
office developments which produce specific environmental and planning gains, for
example, if the site is located near to major sources of air and noise pollution such as
a major road, and the proposed office development is equipped with central air-
conditioning and other noise mitigation measures which make it less susceptible to
pollution than a residential development. Other forms of planning gain which the
Board would favour in a proposed office development would include provision of
public open space and community facilities catering to the needs of the district.

TOWN PLANNING BOARD
DECEMBER 2023
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TPB PG-NO. 15A (applicable to OZPs which have been amended/updated to incorporate the revised MSN)

TOWN PLANNING BOARD GUIDELINES FOR
APPLICATION FOR EATING PLACE WITHIN
"VILLAGE TYPE DEVELOPMENT”" ZONE IN RURAL AREAS
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

(Important Note :-
The Guidelines are intended for general reference only.

Any enquiry on this pamphlet should be directed to the Planning Infonmation and Technical Administration Unit of the Planning Department, 17/F, Notth Point
Government Offices, 333 Java Road, Hong Kong - Tel. No. 2231 5000.

The Guidelines are subject to revision without prior notice.)

1. Scope and Application of the Guidelines

1.1 The general planning intention of the "Village Type Development" ("V") zone in the
rural New Territories is to demarcate both existing recognised villages and areas of
land considered suitable for village expansion. It is the planning intention to
concentrate village and related development within the "V" zone for a more orderly
development pattern, economic and efficient use of land and provision of
infrastructure and services. A selective range of uses including commercial,
community and recreational uses may be permitted within this zone on application to
the Town Planning Board (the Board) on the basis that these uses would serve the
needs of villagers and would not adversely affect the character of villages.

1.2 In view of the above planning intention, eating place use (such as restaurant and
alfresco dining facility) in the "V" zone should be compatible with the surrounding
land-uses and would not create any nuisance or cause inconvenience to the local
residents. The development should not have adverse impacts on traffic, drainage,
sewage disposal and fire safety aspects. In addition, it should not reduce the land area
available for village type development. For sites located adjacent to recreational uses
or tourist attraction spots, favourable consideration may be given if the above
considerations are not compromised.

1.3 Even if a proposal is considered acceptable in land-use planning terms and other
planning criteria are met, under normal circumstances only a temporary approval for
a maximum of three years should be considered so as to retain planning control on
the development at the site and to cater for changing circumstances in future.

1.4 These Guidelines set out the planning criteria for assessing planning applications for
eating place use in the "V" zone in the rural areas.
2. Definition of New Territories Exempted House (NTEH)
"NTEH" is defined in the Covering Notes in rural outline zoning plans.

3. Requirement for Planning Permission

Eating place use on the ground floor of a NTEH within the "V" zone does not require
planning permission. However, such use on other floors of a NTEH, on open ground
as an extension to a ground floor eating place in a NTEH, or as a free-standing
development within the "V" zone requires planning permission from the Board.

4. Main Planning Criteria
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4.2
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4.4

4.5

4.6

The eating place use should not create any environmental nuisance or cause
inconvenience to the residents nearby. Such use should preferably be located at the
fringe of a village area, e.g. area abutting the main road. For any eating place use
that is situated amidst the existing village houses, sympathetic consideration may
only be given if there are no objections from local residents.

The cating place use should not have any adverse traffic impact on its surrounding
areas nor should it affect any pedestrian circulation in the area.

Sympathetic consideration may also be given to any application which would not
have adverse impacts on drainage, sewage disposal facilities or fire safety aspects.

For any application on open ground as an extension to ground floor eating place in a
NTEH or as a free-standing development, the eating place use should not adversely
affect the land availability for village type development. Application sites with
configurations/dimensions which are not suitable to be delineated separately for
village type development or which are considered not suitable for village type
development (e.g. within 20m of public roads constructed/maintained by the
Highways Department or 15m of other local public roads), sympathectic
consideration may be given by the Board on individual merits.

For a village located adjacent to recreational uses or tourist attraction spots,
favourable consideration may be given to eating place use which will provide
catering facilities to serve the visitors and tourists. In such circumstances, adequate
car-parking spaces should be provided to serve the eating place use as required by
the Transport Department. If it is impossible to provide car-parking spaces at the
application site, the applicant should demonstrate that there are adequate car-parking
facilities conveniently located in the vicinity to serve the eating place use.

All other statutory or non-statutory requirements of relevant Government
departments should be met.

TOWN PLANNING BOARD
JUNE 2003
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