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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 

921 RP, 922 RP, 923, 924, 925 and 926 RP in D.D. 121, Tong Yan San Tsuen, Yuen Long, New 

Territories (the Site) for ‘Proposed Temporary Shop and Services with Ancillary Facilities for 

a Period of 3 Years’ (the proposed development) (Plans 1 to 3).

1.2 The applicant would like to use the Site for shop and services use (i.e. shop for construction 

tools including metal racks, metal scaffolding platforms etc.) serving the nearby locals and 

businesses for coping with such demand in the area.  Products are displayed within the Site 

for potential customers, whilst purchased goods are available immediately for customers’ 

pickup or deliveries made by the applicant.

2) Planning Context

2.1 The Site currently falls within areas zoned as “Residential (Group D)” (“R(D)”) and “Village Type 

Development” (“V”) on the Approved Tong Yan San Tsuen Outline Zoning Plan (OZP) No.: S/YL-

TYST/14.  According to the Notes of the OZP, ‘Shop and Services’ is a Column 2 use within 

both the “R(D)” and “V” zones, which requires planning permission from the Board (Plan 2).

2.2 The proposed development with low-rise structures is considered not incompatible with the 

surrounding areas, which are dominated by sites occupied by temporary structures for 

warehouses and open storage yards, as well as domestic structures for residential use.  

Although the Site falls within both “R(D)” and “V” zones, as there is no known long-term 

programme to develop the Site for residential use, approval of the current application on a 

temporary basis of 3 years would not frustrate the long-term planning intentions of both “R(D)”

and “V” zones and would better utilise deserted land in the New Territories.

2.3 Furthermore, various similar S.16 planning applications for ‘shop and services’ use were also 

approved by the Board within the same “V” zone, which the latest application (No. A/YL-

TYST/1251) was approved by the Board on a temporary basis for 3 years in 2024. Therefore, 

approval of the current application would not set an undesirable precedent within the same 

“V” zone.
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3) Development Proposal

3.1 The site occupies an area of 3,440 m2 (about) (Plan 3).  Two structures are provided at the 

Site for shop and services and product showroom, site office and washroom uses with total 

gross floor area (GFA) of 270 m2 (about) (Plan 4).  No domestic structure is proposed at the 

Site.  Ancillary facilities, including site office and washroom are intended to support the daily 

operation of the Site.  The operation hours of the Site are Mondays to Saturdays from 09:00 

to 19:00.  There will be no operation on Sundays and public holidays.  The number of staff 

working at the Site is 4.  It is anticipated that the Site would be able to attract about 15 visitors 

per day.  Details of development parameters are shown at Table 1 below:

Table 1 - Major Development Parameters
Application Site Area 3,440 m2 (about)
Covered Area 270 m2 (about)
Uncovered Area 3,170 m2 (about)

Plot Ratio 0.08 (about)
Site Coverage 8 % (about)

Number of Structures 2
Total GFA

- Domestic GFA
- Non-Domestic GFA

270 m2 (about)
Not applicable
270 m2 (about)

Building Height 3 m - 4 m (about)
No. of Storey 1

3.2  .The Site is accessible from Lam Tai West Road via a local access (Plan 1).  A total of 6 parking 

spaces for private cars (PC) and light goods vehicles (LGV), as well as 1 loading/unloading (L/UL) 

space for LGV are provided at the Site for customer/staff and transportation of goods use.  

Staff will be deployed by the applicant to direct vehicles entering/exiting the Site to ensure 

pedestrian safety to/from 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

5).  Details of parking and L/UL spaces provision are shown at Table 2 below:
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Table 2 - Parking and L/UL Provisions 
Type of Space(s) No. of Space(s) 
Parking spaces for PC 
- 2.5 m (W) x 5 m (L) 

5 

Parking space for LGV 
- 3.5 m (W) x 7 m (L) 

1 

L/UL space for LGV 
- 3.5 m (W) x 7 m (L) 

1 

 

3.4 Only PCs and LGVs are allowed to enter/exit the Site during the planning approval period.  No 

medium or heavy goods vehicles exceeding 5.5 tonnes, including container tractors/trailers 

are allowed to be parked/stored within the Site or enter/exit the Site at any time.  The 

applicant will ensure no queuing and/or waiting of motor vehicles from the Site onto Lam Tai 

West Road via the local access and no motor vehicles will be permitted to reverse into and out 

of the Site onto Lam Tai West Road via the local access.  The trip generation and attraction 

rates are as shown at Table 3 below: 

 

Table 3 - Trip Generation and Attraction of the Development 
 

Time Period PC LGV  

2-Way Total 
In Out In Out 

Trips at AM peak per hour  
(09:00 - 10:00) 

3 0 0 1 4 

Trips at PM peak per hour  
(18:00 - 19:00) 

0 3 1 0 4 

Traffic trip per hour  
(10:00 - 18:00) 

1 1 1 1 4 

 

3.5 Relevant environmental protection/pollution control ordinances, i.e. Water Pollution Control 

Ordinance, Air Pollution Control Ordinance, Noise Control Ordinance etc. will be strictly 

complied with at all times during the planning approval period.  The applicant will also follow 

relevant mitigation measures and requirements in the latest ‘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.  
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4) Conclusion 

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

mitigation measures (i.e. the submission of drainage and fire service installations proposals) 

will be provided by the applicant after the planning application is approved by the Board to 

mitigate any adverse impact arising from the proposed development.     

 

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

application for ‘Proposed Temporary Shop and Services with Ancillary Facilities for a Period 

of 3 Years’. 

 

R-riches Planning Limited 

August 2025 
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Our Ref. : DD121 Lot 921 RP & VL 

Your Ref. : TPB/A/YL-TYST/1336 

 

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 Shop and Services with Ancillary Facilities for a Period of 3 Years 

in “Residential (Group D)” and “Village Type Development” Zones,  

Various Lots in D.D. 121, Tong Yan San Tsuen, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-TYST/1336) 

 

We are writing to submit further information responding to departmental comments upon 

the subject application (Appendices I and II). 

 

Should you require more information regarding the application, please contact the 

undersigned at your convenience.  Thank you for your kind attention.  

 

Yours faithfully, 

 

For and on behalf of 

R-riches Planning Limited 

 
Danny NG 

Town Planner 

 

 

 

 

 
 
 

cc DPO/TMYLW, PlanD (Attn.: Mr. Edwin YEUNG  email: ewsyeung@pland.gov.hk) 

 (Attn.: Ms. Emily WONG  email: etywong@pland.gov.hk) 

 

By Email 
 

  3 November 2025 

Appendix Ia of RNTPC
Paper No. A/YL-TYST/1336
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1st Further Information 

 

Proposed Temporary Shop and Services with Ancillary Facilities for a Period of 3 Years 

in “Residential (Group D)” and “Village Type Development” Zones, 

Various Lots in D.D. 121, Tong Yan San Tsuen, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-TYST/1336) 

 

(i) The applicant would like to clarify that, the total area of product displaying area is 1,060 m2 

(about), accounting 31% (about) of total application site (the Site) area.  The applicant 

believed the application area could accommodate larger sized construction tools (e.g. metal 

racks, metal scaffolding platforms, stepladder, wheelbarrow etc.).  Such tools will be 

showcased for customers at designated outdoor product displaying area; whilst smaller sized 

tools (e.g. pipe wrench, screwdriver, power drill etc.) would be displayed within structure B1.  

This is to maximise the usage of Site for product displaying to potential customers; and 

 

(ii) The applicant would like to submit a response-to-comments table for the consideration of 

government bureaux/departments: 

 

Comments of the Director of Environmental Protection (DEP) 

(1) 
 

Please confirm whether the proposed toilet 

is a portable toilet, if affirmative, whether 

licensed collectors will be arranged to collect 

and dispose the sewage and waste from the 

proposed use.  If not, please advise 

whether septic tank and soakaway system 

will be designed and constructed according 

to the requirements of EPD’ ProPECC PN 

1/23, including requirements for minimum 

clearance distance, percolation test and 

certification Authorized Person. 

 

 

The applicant will strictly follow the ‘Code of 

Practice on Handling the Environmental 

Aspects of Temporary Uses and Open 

Storage Sites’ issued by the Environmental 

Protection Department (EPD) to minimise 

adverse environmental impacts and 

nuisance to the surrounding areas.  The 

applicant will also 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 confirmed the proposed toilet 

is a portable toilet where professional 

licensed collectors will be arranged by the 

applicant to collect and dispose the sewage 

and waste from the proposed use on a 

regular basis for further treatment.  Such 

that, adverse impact towards the 

surrounding environment would be lessen. 
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Similar Applications within/straddling the “R(D)” or “V” Zones
on the Tong Yan San Tsuen OZP since 2020

Approved Applications

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

1 A/YL-TYST/998 Temporary Shop and Services for a Period of 3 Years 26.5.2020
[revoked on 26.8.2022]

2 A/YL-TYST/1043 Renewal of Planning Approval for Temporary Public
Vehicle Park for Private Car and Light Goods Vehicle
and Shop and Services (Real Estate Agency) for a
Period of 3 Years

21.8.2020

3 A/YL-TYST/1113 Proposed Temporary Shop and Services for a Period of
3 Years

24.9.2021
[revoked on 24.3.2022]

4 A/YL-TYST/1115 Proposed Temporary Shop and Services for a Period of
3 Years

15.10.2021
[revoked on 15.4.2022]

5 A/YL-TYST/1127* Proposed Temporary Shop and Services for a Period of
3 Years

14.1.2022

6 2
2

A/YL-TYST/1134 Proposed Temporary Shop and Services for a Period of
3 Years

28.1.2022
[revoked on 28.7.2023]

7 A/YL-TYST/1188 Temporary Shop and Services (Motor-Vehicle
Showroom) for a Period of 3 Years

9.12.2022

8 A/YL-TYST/1219 Temporary Shop and Services for a Period of 3 Years 14.7.2023
[revoked on 14.4.2025]

9 A/YL-TYST/1222 Proposed Temporary Public Vehicle Park (Private Cars
and Light Goods Vehicles) and Shop and Services for a
Period of 3 Years

28.7.2023
[revoked on 28.1.2025]

10 A/YL-TYST/1228 Renewal of Planning Approval for Temporary Public
Vehicle Park for Private Car and Light Goods Vehicle
and Shop and Services (Real Estate Agency) for a
Period of 3 Years

11.8.2023

11 A/YL-TYST/1251 Proposed Temporary Shop and Services for a Period of
3 Years and Excavation of Land

1.3.2024

12 A/YL-TYST/1294* Renewal of Planning Approval for Temporary Shop and
Services for a Period of 3 Years

10.1.2025

13 A/YL-TYST/1328 Proposed Temporary Shop and Services and Associated
Excavation of Land for a Period of 3 Years

19.9.2025

Remarks:
* Straddling the adjacent “Residential (Group B) 1” zone.
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Rejected Applications

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

Rejection
Reason(s)

1 A/YL-TYST/1047 Proposed Temporary Shop and Services
for a Period of 3 Years

9.10.2020 (1), (2)

2 A/YL-TYST/1064 Proposed Temporary Shop and Services
for a Period of 3 Years

22.1.2021 (1)

3 A/YL-TYST/1116 Proposed Temporary Shop and Services
for a Period of 3 Years

29.10.2021 (1), (2)

Rejection Reason(s):

(1) No strong planning justifications provided for a departure from the planning intention of the “R(D)” zone.

(2) The scale of the proposed development is excessive and the applicant fails to justify the height of the
proposed structure/the need for the large open areas of the site.
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Government Departments’ General Comments

1. Traffic

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

� no adverse comment on the application from traffic engineering perspective; and

� the local track and footpath leading to the application site (the Site) is not under her
purview.

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

No adverse comment on the application.

2. Environment

Comments of the Director of Environmental Protection (DEP):

� no objection to the application; and

� no environmental complaint concerning the Site was received in the past three years.

3. Drainage

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

� no in-principle objection to the proposed development from the public drainage point
of view provided that all existing drains/watercourse should be maintained and the
overland flow from adjacent lands should not be affected; and

� should the application be approved by the Town Planning Board (the Board), approval
conditions requiring the submission, implementation and maintenance of a drainage
proposal to the satisfaction of the Director of Drainage Services or of the Board should
be stipulated.

4. Fire Safety

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

No in-principle objection to the proposal subject to fire service installations being provided
to his satisfaction.
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5. Building Matters

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

� no objection to the application; and

� it is noted that two structures 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 BA
should be obtained, otherwise they are unauthorized 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.

6. Long-Term Development

(a) Comments of the Chief Engineer/Cross-Boundary Infrastructure and Development,
Planning Department (CE/CID, PlanD):

� the Civil Engineering and Development Department (CEDD) and PlanD jointly
commissioned the “Planning and Engineering Study for Housing Sites in Yuen
Long South (YLS) – Investigation”. According to the Revised Recommended
Outline Development Plan of YLS promulgated in May 2020, majority of the Site
falls within an area zoned “Agriculture” and the remaining portion falls outside the
Development Area of YLS;

� the objective of YLS New Development Area is to transform the degraded rural
land predominantly occupied by brownfield operations including open storage
yards, warehouses and rural industrial uses into housing and other uses with
supporting infrastructure and community facilities, and to improve the existing
environment. It is noted that the application is for temporary use for a period of
three years.  In considering the application for temporary uses, due consideration
should be given on the possible implication on land clearance which would affect
the future implementation of YLS; and

� the YLS New Development Area is currently under Intensification Review. The
development area, development intensity and flat yield of the Third Phase
development and accordingly the entire development will be subject to change
pending the Intensification Review.

(b) Comments of the Project Manager (West) (PM(W)), CEDD:

No objection to the application.

7. District Officer’s Comments

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

His office did not receive any feedback from locals.
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8. Other Departments

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

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);
� Director of Electrical and Mechanical Services (DEMS); and
� Commissioner of Police (C of P).
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Recommended Advisory Clauses

(a) to resolve any land issues relating to the development with the concerned owner(s) of the
application site (the Site);

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
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 said private lot. The application 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 his department. Besides, given
the proposed use is temporary in nature, only erection of temporary structure(s) will be
considered;

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

(i) consent of the owners/managing departments of the local track and footpath should be
obtained for using it as the access to the Site; and

(ii) sufficient manoeuvring space shall be provided within the Site.  No vehicles are allowed
to queue back to public roads or reverse onto/from public roads;

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

(i) his office should not be responsible for the maintenance of any access connecting the Site
and Lam Tai West Road; and

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

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

(i) the relevant mitigation measures and requirements in the latest “Code of Practice on
Handling the Environmental Aspects of Temporary Uses and Open Storage Sites” should
be followed to minimise any potential environmental nuisances on the surrounding areas;
and

(ii) licensed collectors should be arranged to regularly collect and dispose of sewage and
waste generated by the proposed use;

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

(i) in consideration of the design/nature of the proposal, fire service installations (FSIs) are
anticipated to be required.  Relevant layout plans incorporated with the proposed FSIs
should be submitted to his department for approval;

(ii) the layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy. The location of where the proposed FSIs to be installed should be clearly
marked on the layout plans; and

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

(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) that 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 seek comment from relevant departments and submit
relevant technical assessment(s) as necessary; and

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

(i) 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;

(ii) 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
building plan submission stage;

(iii) for unauthorised building works (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;

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

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