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Supplementary Statement 

 
1) Background 

1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use Lot 

1583 RP (Part) in D.D. 125, Tin Ha Road, Hung Shui Kiu, Yuen Long, New Territories (the Site) 

for ‘Temporary Shop and Services for a Period of 5 Years’ (the development) (Plans 1 to 3). 

 

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

plumbing and engineering services) serving the nearby locals and businesses for coping with 

such demand in the area.  Products are displayed within the Site for potential customers, 

whilst services will be provided by the applicant at the designated areas appointed by 

customers. 

 

2) Planning Context 

2.1 The Site currently falls within an area zoned as “Village Type Development” (“V”) on the 

Approved Hung Shui Kiu and Ha Tsuen Outline Zoning Plan (OZP) No.: S/HSK/2.  According to 

the Notes of the OZP, ‘Shop and Services’ is a Column 2 use within the “V” zone, which requires 

planning permission from the Board (Plan 2). 

 

2.2 The development with a low-rise structure is considered not incompatible with the 

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

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

use.  Although the Site falls within “V” zone, as there is no small house application being 

processed by the Lands Department, approval of the current application on a temporary basis 

of 5 years would not frustrate the long-term planning intention of “V” zone and would better 

utilise deserted land in the New Territories. 

 

2.3 Furthermore, 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/HSK/475) for ‘shop 

and services’ use was approved by the Board on a temporary basis for 5 years in 2023.  

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

the same “V” zone. 
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2.4 The Site is the subject of one previous S.16 planning application (No. A/HSK/425) for ‘shop and 

services’ use (submitted by the same applicant with the same use as the current application) 

was approved by the Board in 2023.  Therefore, approval of the current application is in line 

with the Board’s previous decision.  Comparing with the previous application (No. 

A/HSK/425), the site area of this application is slightly larger for reflecting the current lot 

boundary.  Thus, gross floor area (GFA), plot ratio, covered area are also amended; whilst  

other development parameters remain the same (i.e. layout, building height, no. of structure, 

etc.).  The applicant has made effort to comply with approval conditions of the previous 

application, details are shown at Table 1 below: 

 

Table 1 - Details of Compliance with Approval Conditions of the Previous Application  

Approval Conditions of Application No. A/HSK/425 Date of Compliance 

(a) The submission of a drainage proposal 13.03.2024 

(b) The implementation of the drainage proposal Not complied with 

(d) The submission of a Fire Service Installations (FSIs) proposal 20.08.2024 

(e) The implementation of the FSIs proposal 20.08.2024 

 

2.5 During the approval period of the previous application, the applicant has made efforts in 

complying with approval conditions in regards to drainage and fire safety aspects.  All 

conditions related to fire safety aspect are successfully completed by the applicant.   

 

2.6 The applicant submitted several drainage proposals to comply with condition (a) and the latest 

submission (i.e. submission on 23.02.2024) was considered acceptable by the Chief Engineer, 

Mainland North/Drainage Services Department (CE/MN, DSD) on 13.03.2024.  The applicant 

has thus selected suitable contractors for implementing the accepted drainage proposal.  

However, due to adverse weather conditions in July and August 2025, the applicant has been 

unable to carry out the drainage works as scheduled.  No submission for condition (b) could 

be made to CE/MN, DSD during planning approval period of the previous application, which 

led to the revocation of the previous application on 14.10.2025. 

 

2.7   In support of the application, the applicant has submitted the previously accepted drainage 

proposal and an updated FSIs proposal to minimise potential impact(s) to the surrounding 

areas, as well as for the consideration of relevant government bureaux/departments and 

members of the Board (Appendices I and II). 
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3) Development Proposal 

3.1 The site occupies an area of 121 m2 (about) (Plan 3).  One structure is provided at the Site for 

shop and services and washroom uses with total gross floor area (GFA) of 81 m2 (about) (Plan 

4).  No domestic structure is proposed at the Site.  The washroom is intended to support the 

daily operation of the Site.  The operation hours of the Site are Mondays to Sundays from 

09:00 to 19:00, including public holidays.  The number of staff working at the Site is 4.  It is 

anticipated that the Site would be able to attract about 10 visitors per day.  Details of 

development parameters are shown at Table 2 below: 

 

Table 2 - Major Development Parameters 

Application Site Area 121 m2 (about) 

Covered Area 81 m2 (about) 

Uncovered Area 40 m2 (about) 

 

Plot Ratio 0.67 (about) 

Site Coverage 67 % (about) 

 

Number of Structure 1 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

81 m2 (about) 

Not applicable 

81 m2 (about) 

 

Building Height 3.5 m (about) 

No. of Storey 1 

 

3.2  The Site is accessible from Tin Ha Road via a footpath (Plan 1).  No parking and 

loading/unloading space will be provided within the Site.  All staff and visitors are required to 

access the Site via public transport as there are sufficient public buses and minibuses options 

provided along Tin Ha Road.  Such operation has been proven workable during the previous 

application period (No. A/HSK/425).  Thus, minimal traffic impact would be made towards 

the surrounding environment. 

 

3.3 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’ and ‘Professional Persons 
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Environmental Consultative Committee Practice Notes 2/24 (ProPECC PN 2/24) issued by the 

Environmental Protection Department to minimise adverse environmental impacts and 

nuisance to the surrounding area.  

 

4) Conclusion 

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

mitigation measures (i.e. the submission of the previously accepted drainage and an updated 

FSIs proposals) had been provided by the applicant to mitigate any adverse impact arising from 

the development (Appendices I and II).     

 

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

application for ‘Temporary Shop and Services for a Period of 5 Years’. 

 

R-riches Planning Limited 

October 2025 
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S.16 Planning Application No. A/HSK/425  

 

 

 
 

Our Ref. : DD125 Lot 1583 RP 

Your Ref. : TPB/A/HSK/425 

 

The Secretary 

Town Planning Board 

15/F, North Point Government office 

333 Java Road 

North Point, Hong Kong 

 

Dear Sir, 

 

Compliance with Approval Condition (a) 

 

Proposed Temporary Shop and Services for a Period of 5 Years in “Village Type Development” 

Zone, Lot 1583 (Part) in D.D. 125, Tin Ha Road, Hung Shui Kiu, Yuen Long, New Territories 

 

(S16 Planning Application No. A/HSK/425) 

 

We are writing to submit a response-to-comments table and a revised drainage proposal for 

compliance with approval condition (a) of the subject application, i.e. the submission of a drainage 

proposal (Appendices I and II).   

 

Should you require more information regarding the application, please contact our Ms. Ron 

LEUNG at or the undersigned at your convenience.  

Your kind attention to the matter is much appreciated. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 
Matthew NG 

Planning and Development Manager 

 

 

 

 

 
 

 

cc DPO/TMYLW, PlanD  (Attn.: Ms. Moon KOK  email: mlkok@pland.gov.hk) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

23 February 2024 



S.16 Planning Application No. A/HSK/425  

 

Appendix I – Response to the Comments of Chief Engineer/Mainland North, Drainage Services 

Department (CE/MN, DSD) 

 

Comments of the CE/MN, DSD 

(Contact Person: Ms. Vicky SY; ) 

 Based on our record, the existing 700mm 

diameter pipe which the proposed drainage 

system to be discharged to is removed / not 

function anymore.  Please review. 

 

 

Final discharge point (i.e. the existing 700mm 

diameter pipe) is revised to the existing 1m x 

1m underground channel.  Photographic 

records showing the existing drainage 

facilities are provided at the revised drainage 

proposal for your reference (Appendix II). 
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VIEW 2 1m(W) x 1m(H) underground channel

1m (W) x 1m(H)
Underground channel

1m (W) x 1m(H)
Underground channel

VIEW 3 1m(W) x 1m(H) underground channel along Tin Ha Road



VIEW 4 1m(W) x 1m(H) underground channel along Tin Ha Road

1m (W) x 1m(H)
Underground channel
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CATCHPIT WITH TRAP

(SHEET 2 OF 2)

FORMER DRG. NO. C2406J.

 1.  ALL DIMENSIONS ARE IN MILLIMETRES.

 

 2.  ALL CONCRETE SHALL BE GRADE 20 / 20.

 

 3.  CONCRETE SURFACE FINISH SHALL BE CLASS U2 OR F2 AS APPROPRIATE.

 

 4.  FOR DETAILS OF JOINT, REFER TO STD. DRG. NO. C2413.

 

 5.  CONCRETE TO BE COLOURED AS SPECIFIED.

 

 6.  UNLESS REQUESTED BY THE MAINTENANCE PARTY AND AS DIRECTED BY

   THE ENGINEER,  CATCHPIT WITH TRAP IS NORMALLY NOT PREFERRED

   DUE TO PONDING PROBLEM.

 

 7.  UPON THE REQUEST FROM MAINTENANCE PARTY,  DRAIN PIPES AT CATCHPIT

   BASE CAN BE USED BUT THIS IS FOR CATCHPITS LOCATED AT SLOPE TOE

   ONLY AND AS DIRECTED BY THE ENGINEER.

 

 8.  FOR CATCHPITS CONSTRUCTED ON OR ADJACENT TO A FOOTPATH,

   STEEL GRATINGS ( SEE DETAIL ’A’ ON STD. DRG. NO.  C2405 ) OR

   CONCRETE COVERS ( SEE STD. DRG. NO. C2407 ) SHALL BE PROVIDED

   AS DIRECTED BY THE ENGINEER.

 

 9.  IF INSTRUCTED BY THE ENGINEER,  HANDRAILING ( SEE DETAIL ’G’

   ON STD. DRG. NO.  C2405; EXCEPT ON THE UPSLOPE SIDE ) IN LIEU OF

   STEEL GRATINGS OR CONCRETE COVERS CAN BE ACCEPTED AS AN ALTERNATIVE

   SAFETY MEASURE FOR CATCHPITS NOT ON A FOOTPATH NOR ADJACENT TO IT.

   TOP OF THE HANDRAILING SHALL BE 1 000 mm MIN. MEASURED FROM THE

   ADJACENT GROUND LEVEL.

 

10.   MINIMUM INTERNAL CATCHPIT WIDTH SHALL BE 1 000 mm FOR CATCHPITS

   WITH A HEIGHT EXCEEDING 1 000 mm MEASURED FROM THE INVERT LEVEL

   TO THE ADJACENT GROUND LEVEL.  AND, STEP IRONS ( SEE DSD STD. DRG.

   NO. DS1043 ) AT 300 c/c STAGGERED SHALL BE PROVIDED.

   THICKNESS OF CATCHPIT WALL FOR INSTALLATION OF STEP IRONS SHALL

   BE INCREASED TO 150 mm.

 

11.    FOR RETROFITTING AN EXISTING CATCHPIT WITH STEEL GRATING,

   SEE DETAIL ’F’ ON STD. DRG. NO. C2405.

 

12.   SUBJECT TO THE APPROVAL OF THE ENGINEER,  OTHER MATERIALS

   CAN ALSO BE USED AS COVERS /  GRATINGS.

 

5050

DEPTH OF RECESS AND DETAILS OF

PRECAST CONCRETE COVERS

( SEE STD. DRG. NO. C2407 )

ALTERNATIVE TOP SECTION

FOR PRECAST CONCRETE COVERS /  GRATINGS

60 FOR
STEEL GRATINGS

ô¤V¶u⁄{µ We Engineer Hong Kong’s Development
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SHOP AND
SERVICES

SHOP AND
SERVICES

SHOP AND
SERVICES

CANOPY
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Previous S.16 Application covering the Application Site

Approved Application

Application No. Uses/Development
Date of

Consideration

A/HSK/425 Proposed Temporary Shop and Services for a Period of 5
Years

13.1.2023
(revoked on
13.10.2025)
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Similar S.16 Application Within/Straddling the Subject “Village Type Development” Zone
on the Hung Shui Kiu & Ha Tsuen Outline Zoning Plan in the Past Five Years

Approved Application

Application No. Uses/Development Date of
Consideration

A/HSK/475 Proposed Temporary Shop and Services with Ancillary
Facilities for a Period of 5 Years 25.8.2023
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Government Departments’ General Comments

1. Land Administration

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

• no adverse comment on the application;

• no Small House application within the application site (the Site);

• the Site comprises Old Schedule Agricultural Lot 1583 RP in D.D. 125 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

• the following private lot is covered by Short Term Waiver (STW) as below:

STW No. Lot in D.D. 125 Purpose

2169 1583 RP
Temporary Shop and Services and Ancillary

Uses may be approved by DLO/YL

2. Drainage

Comments of the Chief Engineer/Mainland North, Drainage Services Department:

� no in-principle objection to the application from drainage point of view; and

� should the application be approved, a condition should be stipulated requiring the
applicant to submit a revised drainage proposal, to implement and maintain the
proposed drainage facilities, and a condition should be stipulated requiring the applicant
to maintain the proposed drainage facilities.

3. Environment

Comments of the Director of Environmental Protection:

� no objection to the application from environmental planning perspective; and

� there was no environmental complaint pertaining to the Site received in the past three
years.

4. Fire Safety

Comments of the Director of Fire Services:

� no in-principle objection to the application subject to the fire service installations (FSIs)
being provided on the Site; and

� the submitted FSIs proposal is considered acceptable by his department.
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5. Building Matters

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

� no objection to the application; and

� no record of approval granted by the Building Authority for the existing structure.

6. District Officer’s Comments

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

� no comment from departmental point of view; and

� his office has not received any comment from the locals on the application.

7. Other Departments

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

� Commissioner for Transport;

� Chief Highway Engineer/New Territories West, Highways Department;

� Chief Engineer/Construction, Water Supplies Department; and

� Commissioner of Police.
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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 Short Term Waiver (STW) holder(s) will need to apply to his office for
modification of the STW conditions where appropriate. The lot owner(s) should apply to his
office for STW to permit the structures erected within the said private lot(s). The application(s)
for STW will be considered by the Government in its capacity as a landlord and there is no
guarantee that they will be approved. The application(s), if approved, will be subject to such
terms and conditions including the payment of waiver fee/rent 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 Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that the applicant should be responsible for the construction and
maintenance of the run-in/out from Tin Ha Road to the Site. The run-in/out should be removed
and the public road should be restored to the satisfaction of HyD after the use of the Site;

(d) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) that:

� the proposed drainage works, whether within or outside the lot boundary, should be
constructed and maintained by the lot owner at his expense;

� the existing drainage system proposed for discharge of the runoff from the Site is not
maintained by DSD. Consent from the owner/maintenance party, users of the drainage
system and District Officer/Yuen Long (DO/YL) should be sought for the proposed
drainage connection. Moreover, the applicant should ensure that the drainage system and
the existing downstream drains/channels have adequate capacity to convey the additional
runoff from the subject site. In addition, regular maintenance should be carried out by the
lot owner/developer to avoid blockage of drain;

� the applicant/owner that their drainage facilities shall be properly designed, constructed
and maintained in good condition without causing adverse drainage impact to the adjacent
area at all times, and the applicant is required to rectify/modify the drainage systems if
they are found to be inadequate or ineffective to accommodate the additional runoff arisen
from the application. The applicant/owner shall also be liable for and shall indemnify
claims and demands arising out of damage or nuisance caused by failure or ineffectiveness
of the drainage systems caused by their application;

� for works to be undertaken outside the lot boundary, prior consent and agreement from
DLO/YL, DO/YL and/or relevant private lot owners should be sought;

� the applicant/owner should take all precautionary measures to prevent any disturbance,
damage and pollution from the development to any parts of the existing drainage facilities
in the vicinity of the lot. In the event of any damage to the existing drainage facilities, the
lot owner/developer would be held responsible for the cost of all necessary repair works,
compensation and any other consequences arising therefrom;

� a minimum soil cover of 450mm and 900mm should be provided for the connection pipe
constructed under footpath and carriageway respectively; and
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� the lot owner/developer should also be advised that the limited desk-top checking by
Government on the drainage proposal covers only the fundamental aspects of the drainage
design which will by no means relieve his obligations to ensure that (i) the proposed
drainage works will not cause any adverse drainage or environmental impacts in the
vicinity; and (ii) the proposed drainage works and the downstream drainage systems have
the adequate capacity and are in good conditions to receive the flows collected from his
lot;

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

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

� to follow the relevant guidelines and requirements in relevant Professional Persons
Environmental Consultative Committee Practice Notes (ProPECCPNs). 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;

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

� to meet the statutory requirements under relevant environmental legislation;

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

� the installation/maintenance/modification/repair work of FSIs shall be undertaken by a
Registered Fire Service Installation Contractor (RFSIC). The RFSIC shall after
completion of the installation/maintenance/modification/repair work issue to the person
on whose instruction the work was undertaken a certificate (F.S. 251) and forward a copy
of the certificate to the D of FS; and

� if the temporary structure is required to comply with the Buildings Ordinance (BO) (Cap.
123), detailed fire service requirements will be formulated upon receipt of formal
submission of general building plans;

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

� 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 4.5 m wide and its permitted development intensity shall be determined
under Regulation 19(3) of the B(P)R at the building plan submission stage;

� if the existing structure is erected on leased land without the approval of the Building
Authority (BA), it is unauthorized building works (UBW) under the Buildings Ordinance
(BO) and should not be designated for applied use under the application;

� 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
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acceptance of any existing building works or UBW on the Site under the BO;

� 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 UBW under the BO. An
Authorized Person should be appointed as the co-ordinator for the proposed building
works in accordance with the BO; and

� 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.
Detailed checking under the BO will be carried out at building plan submission stage; and

(h) to note the comments of the Commissioner of Police that in view of public safety, the applicant
must maintain the smoothness of traffic flow in Tin Ha Road and provide sufficient safety
precautions to avoid obstruction or danger caused to any person or vehicle on the road.
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