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EXECUTIVE SUMMARY  
(In case of discrepancy between English and Chinese versions, English shall prevail) 

 
This Planning Statement is submitted to the Town Planning Board (hereinafter referred to as 
“the Board”) in support of a planning application (hereinafter referred to as “the Current 
Application”) for Proposed Temporary Shop and Services for a Period of 5 Years (hereinafter 
referred to as “the proposed use”) at Lot 515 and 516 (Part) in D.D.130 and adjoining 
Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New Territories (hereinafter referred 
to “the Application Site”). The Application Site has a total area of approximately 1,696m2. This 
Planning Statement serves to provide background information and planning justifications in 
support of the proposed use in order to facilitate the consideration by the Board.  
 
The Application Site locates at San Hing Tsuen in Lam Tei and is in adjacent to main residential 
clusters in the area. The Applicant seeks to phase out existing industrial use and develop the 
Application Site into a decent place with the proposed use to serve the villagers and support 
the development of the traditional village. 
 
The Application Site currently falls completely within an area zoned “Village Type 
Development” (“V”) on the Draft Lam Tei and Yik Yuen Outline Zoning Plan (OZP) No. S/TM-
LTYY/11 which was exhibited under section 5 of the Ordinance on 20.8.2021 (hereinafter 
referred to as “the Current OZP”).  According to the Notes of the OZP, ‘shop and services’ is a 
Column 2 use for “V” on the Current OZP, and as stipulated in (11)(c) of the covering notes, 
temporary use or development of land or building exceeding three years requires permission 
from the Town Planning Board in accordance with the terms of the Plan. As detailed 
throughout this Planning Statement, the proposed use is well justified on the grounds that: - 

 
(a) The proposed use provides additional amenities and services alternatives to villagers and 

local residents and would bring convenience and vitality to the existing village and 
neighbourhood; 

(b) The proposed use at the Application Site is fully in line with the planning intention of the 
“V” zone, that its purpose of the Current Application is to serve the needs of the villagers 
and resident and in support of the development of traditional villages;  

(c) The proposed use will phase out existing incompatible use and resolve current interface 
issue, which would improve the overall living condition of the village; 

(d) The proposed use is fully compatible with surrounding land uses and characters of the 
locality, and should be considered as part of the village; 

(e) The Application Site that is located along the main local road access and in close proximity 
to the entrance of the villages, has a prime location and is ideal for the proposed use in 
serving the village and neighbourhood; 

(f) Temporary nature of the proposed use should not jeopardize the planning intention of the 
“V” zone should it be considered essential to be implemented by the Board in the future;  

(g) Given that there are numerous applications in the Current OZP with similar nature and 
merits to the Current Application approved by the Board, approving the Current 
Application would not set an undesirable precedent; 
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(h) Considered small scale of the proposed use, no adverse traffic, infrastructural, landscape 
or visual impacts are anticipated from the proposed temporary use; and 

(i) No adverse environmental impact is anticipated, as the proposed use is only intended to 
serve the villagers. 
 

In view of the above and the list of detailed planning justifications in the Planning Statement, 
it is sincerely hoped that members of the Board will give favourable consideration to approve 
the Current Application for the proposed use for a temporary period of 5 years.  
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行政摘要 

(如內文與其英文版本有差異，則以英文版本為準) 

此規劃報告書在支持一宗遞交予城市規劃委員會（以下簡稱「城規會」）的規劃申請（以下簡稱「是次申

請」），作擬議臨時商店及服務行業（為期五年）（以下簡稱「擬議用途」）。該申請所涉及地點位於新界

屯門藍地新慶村丈量約份第 130 約地段第 515 號及 第 516 號 (部分)及毗連政府土地（以下簡稱「申請地

點」）。申請地點的面積約為 1,696 平方米。此規劃報告書提供該申請的背景資料及規劃理據以支持擬議用

途供城規會考慮。 

 

申請地點位於藍地新慶村，毗鄰主要居住群。申請人欲發展申請地點作擬建用途，以取替現時與鄰近鄉郊環

境特質不協調的工業用途，並發展申請地點為村內優美的聚腳點，提供商店及服務予村內居民及支持傳統鄉

村的發展。 

 

根據城市規劃條例第 5 條於 2021 年 8 月 20 日所展示的藍地及亦園分區計劃大綱草圖（編號︰S/TM-

LTYY/11）（以下簡稱「大綱草圖」），申請地點被劃為「鄉村式發展」用途。於大綱草圖所示，商店及服

務行業屬「鄉村式發展」的第二欄。而根據大綱草圖 (11)(c)的注釋，土地或建築物的臨時用途或發展，如為

期超過三年，須根據圖則的規定向城市規劃委員會申請許可。此規劃報告書內詳細闡述擬建用途的規劃理據，

當中包括︰- 

 

(一) 擬議用途提供額外商業零售服務予村民及毗鄰主要居住群，將為現時村落及民居帶來便利，注入新景

象； 

(二) 申請地點的擬議用途完全符合「鄉村式發展」地帶的規劃意向，是次申請旨在服務村民及民居，並支

持傳統鄉村的發展； 

(三) 擬議用途將將取替現時與鄰近鄉郊環境特質不協調的用途，並舒緩目前民居與工業接界問題，改善村

落生活環境； 

(四) 申請地點的擬議用途與鄰近的鄉郊環境特質協調，並應被視為村落的一部分； 

(五) 申請地點位於村口位置，毗連村內主要道路，申請地點地段優越，擬議用途為最理想及最適合的發展； 

(六) 擬議用途所屬的臨時性質將不會阻礙政府履行長遠的「鄉村式發展」用途規劃意向； 

(七) 考慮到城規會先前已有批准過多宗於該大綱草圖中作擬建用途的同類型及相似的規劃申請，擬建

用途不會視為開拓不良先例； 

(八) 擬議用途的規模較小，不會對當地的交通、建設、景觀及視覺上造成嚴重破壞及； 

(九) 擬議用途目的以服務村民為主，預期擬議用途不會造成環境影響。 

 

鑑於以上及此規劃報告書所提供的詳細規劃理據，懇請城規會各委員批准該擬議用途作為期五年之規劃申請。 
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1 INTRODUCTION 
 
1.1 Purpose 
 
1.1.1 Pursuant to section 16 of the Town Planning Ordinance (TPO) (Cap. 131), this Planning 

Statement is submitted to the Town Planning Board (hereinafter referred to as “the 
Board”) in support of a planning application (hereinafter referred to as “the Current 
Application”) for Proposed Temporary Shop and Services for a Period of 5 Years 
(hereinafter referred to as “the proposed use”) at Lot 515 and 516 (Part) in D.D.130 
and adjoining Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New 
Territories (hereinafter referred to “the Application Site”). This Planning Statement 
serves to provide background information and planning justifications in support of 
the proposed use in order to facilitate the consideration by the Board.   
 

1.1.2 Prepared on behalf of the Plan Leong Limited, who is also the sole registered owner 
of the Application Site (hereafter collectively referred to as “the Applicant”), Man Chi 
Consultants and Construction Limited (MCCCL) has been commissioned to prepare 
and submit the Current Application.   

 
1.1.3 The Application Site currently falls completely within an area zoned “Village Type 

Development” (“V”) on the Draft Lam Tei and Yik Yuen Outline Zoning Plan (OZP) No. 
S/TM-LTYY/11 exhibited for public inspection under section 5 of the Ordinance on 
20.8.2021 (hereinafter referred to as “the Current OZP”).  

 
1.2 Background 
 
1.2.1 The Application Site with a site area of approximately 1,696m2 falls within an area 

zoned “Village Type Development” (“V”) on the Current OZP.  According to the Notes 
of the OZP, ‘shop and services’ is a Column 2 use for “V” on the Current OZP, and as 
stipulated in (11)(c) of the covering notes, temporary use or development of land or 
building exceeding three years requires permission from the Town Planning Board in 
accordance with the terms of the Plan. In this connection, the Applicant wishes to 
seek planning permission from the Board for the proposed use on a temporary basis 
of five years. 
 

1.2.2 As indicated in Illustration 1-I, the Application Site has been a piece of hard-paved 
land since 1990s. Warehouse-type structures were erected within the Application Site 
and were in existence before the gazettal of the draft Lam Tei and Yick Yuen 
Development Permission Area Plan (No. DPA/TM/LTYY/1) exhibited on 18.6.1993 
(hereinafter referred to as “the First DPA Plan”).  
 

1.2.3 As shown in Figure 3, the Application Site comprises 2 private lots, Lot 515 and 516 
(Part) in D.D. 130 and the adjoining Government land. The total area of the 
Application Site is about 1,696m2 of which about 213m2 of the Government Land 
(about 12%) is included. The Applicant has become the sole landowner of Lot 515 and 
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516 in 1992, which are held under the Block Lease. By the terms of the lease, the lots, 
were demised as agricultural or garden ground. The Applicant applied to the District 
Land Office for converting the subject lot to non-agricultural building purposes, and 
a short-term waiver No. 512 (hereinafter to referred to as “the wavier”) was granted 
in 1994 that stipulated no building or part thereof on the subject lot may be used for 
any purposes other than marble workshop and plastic factory (see Appendix I). The 
Application Site has been used for as workshop and factory since permission granted. 
On the other hand, most Government Land included in the Current Application is 
under a Short-Term Tenancy Record (STT No. 858) (see Appendix II), the short-term 
tenancy was granted to Applicant since 1994 with rent paid annually. Upon the 
approval of the Current Application under The Town Planning Ordinance, the 
Applicant will apply to the District Land Office for a for a Short-Term Waiver to cover 
the proposed land use before implementation.  
 

1.2.4 Given that the Application Site is already flat and paved with gravel, and with an 
intention to tap into the changing land use trend in the subject area, the Applicant 
seeks to develop the Application Site into a decent place and gathering ground with 
the proposed use to serve the needs of villagers and development of the village.  The 
proposed use would phase out existing industrial use and enhance the overall 
landscape and living condition of the subject area.  
 

1.3 Purpose 
 
1.3.1 The Current Application strives to achieve the following objectives:- 

 
(a) To give an opportunity to the Applicant to utilise the Application Site to serve the 

needs of the villagers and in support of the village development;  
(b) To phase out existing industrial use and tap into changing land use trend in the 

surrounding area so as to harmonise with the adjacent village and residential 
neighbourhood; 

(c) To mitigate current environmental and traffic impacts on its surroundings by 
erecting existing incompatible use; 

(d) To give an opportunity to put forth the proposed use under proper planning control 
by the Board and/or other relevant Government department(s). 
 

1.4 Structure of the Planning Statement 
 
1.4.1 This Planning Statement is divided into 6 chapters. Chapter 1 is the above 

introduction outlining the purpose and background of the Current Application. 
Chapter 2 gives background details of the Application Site in terms of the current 
land-use characteristics and neighbouring developments. Planning context of the 
Application Site is reviewed in Chapter 3 whilst Chapter 4 provides details of the 
proposed use as well as its design. A full list of planning justifications is given in 
Chapter 5 whilst Chapter 6 summarizes the concluding remarks for the proposed use. 
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2 SITE PROFILE 
 

2.1 Location and Current condition of the Application Site 
 

2.1.1 As shown in Figure 1, the Application Site is located in central Lam Tei, and situated 
to the west of Castle Peak Road – Lam Tei section and Lam Tei Light Rail Station. The 
Application Site abuts Ng Lau Road to its north, a local road which joins Tsing Yick 
Road to its north and connecting to Lam Tei Interchange at its southern end. 
 

2.1.2 The Application Site has an approximate site area of about 1,696m2 which is currently 
occupied by the Applicant using as workshop and storage. As shown in Illustration 1-
I, the Application Site has been piece of hard-paved land which was in existence 
before the First DPA Plan. As shown Illustration 4-I and Illustration 4-II, the 
Application Site is currently being used as workshop and storage. There are two 
structures with an approximate height of 6m located at both sides of the Application 
Site. These structures are used for workshop and storage of machinery, materials, and 
other supplies. The overall settings have not been substantially changing as to that 
before the exhibition of the First DPA Plan dated 18.6.1993. 

 

2.2 Surrounding Land-use Characteristics 
 

2.2.1 As shown in Figure 2, the locality of the Application Site and surrounding areas are 
predominately semi-rural in character and occupied by low density residential 
development of not more than 3 storeys. Various villages are observed (i.e., San Hing 
Tsuen, Samui Village, Tuen Tsz Wai, Tsing Chuen Wai) around the area. The locality of 
the immediate environment surrounding the Application Site is dominated by village 
houses and residential clusters. There are certain warehouses and other industrial 
activities observed, such as vehicle parks and open storage (See Illustration 5-I and 
Illustration 5-II). 
 

2.2.2 The Application Site is sandwiched between two clusters of villages houses. These 
village houses of not more than 3-storeys are having their frontages facing the 
opposite side of the Application Site (See Illustration 4-III). The overall setting of the 
Application Site is enclosed by the surroundings and the current activities should not 
been blocking vistas of the adjoining residents.  
 

2.2.3 As refer to Figure 2, to the immediate north of the Application Site is an open storage 
site with vast structures erected. To the further north are clusters of low-rise 
residential village houses namely Wilhelmina Garden and Shui Fung Garden.  There 
are also certain temporary structures observed.  
 

2.2.4 To the immediate west of the Application Site is another cluster of village house 
sandwiched by the Application Site and a warehouse/open storage. Along Ng Lau 
Road to the west are clusters of low-rise dwellings, such as The Emperor Villa, Hanison 
Garden. The village houses are surrounded by clusters of temporary structure to its 
further west. 
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2.2.5 To the immediate south of the Application Site is San Hing Tsuen Public Toilet, locating 
at the entrance of Application Site and Lord Grace Kind Care Home on the opposite 
side of the Application Site. There is a site with warehouse and/or open storage having 
a scale similar to that of the Application Site (See Illustration 5-I). Separated by Ng 
Lau Road, to the south locates San Hing Tsuen, which is a Recognised Village by 
LandsD established since 1918. The area is featured by village houses, temporary 
structures, and other industrial activities.  To the further south of the Application Site 
also sees amendment of current OZP for rezoning of two sites to the north of Hong 
Po Road from Residential (Group E) and Green Belt (“GB”) to “Residential (Group A)” 
with a maximum pot ratio of 6.5 and maximum building height of 160 mPD.  
 

2.2.6 To the immediate east is another residential cluster, namely Ocean Brilliance whilst 
the southeast of the Application Site is a work-in-progress site for residential buildings 
abuts along the entrance of Ng Lau Road (See Illustration 6-I).  The area is bounded 
by Shing Mun River, a nullah discharges southward to Tuen Mun Typhoon Shelter.  

 
2.2.7 There are three local shop and services observed along Ng Lau Road, which is the 

major local road of the subject area (See Illustration 3-I). These local shop and 
services occupying the ground floor of the village house are all small in scale and 
providing limited types of goods and services, such as local store, salon and eating 
place (See Illustration 5-II).   

 
2.2.8 As shown in Illustration 2-I, Lam Tei Station to the east of Application Site is the major 

public transport facility connecting to Hung Shui Kiu Station, Tin Shui Wai Station at 
the north and Siu Hong Station and Tuen Mun Station at the south. To the further east 
across Castle Peak Road are Tuen Mun San Tsuen and Lam Tei Main Street– Lam Tei. 
This primary distributor is connecting to the northbound to Yuen Long and Tin Shui 
Wai via Nai Wai, Chung Uk Tsuen, and Hung Shui Kiu. To the south, it connects Tuen 
Mun area via Siu Hong. The Application Site has a 5-minutes walking distance from 
Lam Tei Light Rail Station, and in close proximity to Lam Tei bus stations and green 
minibus station along Castle Peak Road Lam-Tei section.  
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3 PLANNING CONTEXT 
 

3.1 The Current OZP 
 

3.1.1 The Application Site currently falls completely within an area zoned “V” on the 
Current OZP (please refer to Figure 4). According to the notes of the current OZP, the 
planning intention of “V” zone is to designate both existing recognised villages and 
areas of land considered suitable for village expansion and reprovisioning of village 
houses affected by Government projects. Land within this zone is “primarily intended 
for development of Small Houses by indigenous villagers. It is also intended to 
concentrate village type development within this zone for a more orderly development 
pattern, efficient use of land and provision of infrastructures and services”. 
 

3.1.2 As stipulated in (11)(c) of the covering notes of the Current OZP, “Temporary use or 
development of land or building exceeding three years requires permission from the 
Town Planning Board in accordance with the terms of the Plan”.   
 

3.1.3 The proposed use is in line with the definition of ‘Shop and Services’ as defined under 
the Definition of Terms used in Statutory Plans (hereinafter referred to as “DoT”). 
According to the Notes of the Current OZP, ‘Shop and Services’ falls under Column 2 
use in “V” zone. As shown the Notes of “V” zone of the Current OZP, “Selected 
commercial and community uses serving the needs of the villagers and in support of 
the village development are always permitted on the ground floor of a New Territories 
Exempted House. Other commercial, community and recreational uses may be 
permitted on application to the Town Planning Board.” Whilst the proposed use for 
shop and services is under column 2 of the Current OZP and it is the Applicant’s 
intention to utilise the Application Site for the development of the Village and to serve 
the needs of the villagers, in this regard, despite not being within a New Territories 
Exempted House (hereinafter referred to as “NTEH”), the proposed use is considered 
to be in line with planning intention. Planning permission is wished to be sought from 
the Board for the proposed use on a temporary basis of five years. 
 

3.2 Previous Planning Applications 
 
The Application Site is not subject to any previous planning application. 
 

3.3 Similar Planning Applications 
 

3.3.1 Over the past 10 years, there are 24 similar approved applications for applying shops 
and services within “V’ zone within the same OZP. Table 1 illustrates these similar 
applications. 
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Table 1:  Similar Planning Applications for Uses being similar to the Proposed Use covered by the Current 

OZP in the recent 10 years 

Application No. Proposed Use(s) Decisions 

A/TM-LTYY/268 
Temporary Shop and Services (Real Estate 

Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

20.06.2014 

A/TM-LTYY/328 
Temporary Shop and Services (Retail Shop) 

for a Period of 5 Years 

Approved with condition(s) on 

a temporary basis on 

03.09.2017 

A/TM-LTYY/323 
Temporary Shop and Services (Real Estate 

Agency) for a Period of 5 Years 

Approved with condition(s) on 

a temporary basis on 

23.12.2016 

A/TM-LTYY/345 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

16.08.2020 

A/TM-LTYY/401 
Proposed Temporary Shop and Services for 

a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

26.03.2021 

A/TM-LTYY/245 

Proposed Temporary Shop and Services 

(Convenience Store and Real Estate 

Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

21.12.2012 (revoked on 

21.03.2015) 

A/TM-LTYY/276 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

25.07.2014 

A/TM-LTYY/327 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

03.03.2017 

A/TM-LTYY/350 

Renewal of Planning Approval for Temporary 

Shop and Services (Real Estate Agency) for 

a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

18.05.2018 

A/TM-LTYY/233 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

30.03.2012 

A/TM-LTYY/288 
Temporary Shop and Services (Convenient 

Store) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

12.12.2014 (revoked on 

12.09.2016) 

A/TM-LTYY/366 

Proposed Temporary Shop and Services 

(Retail Shop) with Ancillary Office for a 

Period of 5 Years 

Approved with condition(s) on 

a temporary basis on 

03.05.2019 

A/TM-LTYY/387 

Renewal of Planning Approval for Temporary 

Shop and Services (Real Estate Agency) for 

a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

15.11.2019 

A/TM-LTYY/407 

Temporary Public Vehicle Park (Private Cars 

only) and Shop and Services for a Period of 

3 Years 

Approved with condition(s) on 

a temporary basis on 

04.12.2020 
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Application No. Proposed Use(s) Decisions 

A/TM-LTYY/264 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

08.11.2013 

A/TM-LTYY/339 
Temporary Shop and Services for a Period 

of 5 Years 

Approved with condition(s) on 

a temporary basis on 

11.08.2017 

 
A/TM-LTYY/408 

 

Proposed Temporary Shop and Services for 

a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

08.01.2021 

A/TM-LTYY/303 
Temporary Shop and Services (Retail Shop) 

for a Period of 5 Years 

Approved with condition(s) on 

a temporary basis on 

05.02.2016 (revoked on 

05.08.2016) 

A/TM-LTYY/246 

 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

 

Approved with condition(s) on 

a temporary basis on 

03.05.2013 (revoked on 

03.11.2013) 

A/TM-LTYY/296 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 years 

Approved with condition(s) on 

a temporary basis on 

05.06.2015 

A/TM-LTYY/413 
Temporary Shop and Services (Real Estate 

Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

23.07.2021 

A/TM-LTYY/382 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

20.09.2019 

A/TM-LTYY/419 
Renewal of Planning Approval for Temporary 
Shop and Services (Real Estate Agency) for 

a Period of 5 Years 

Approved with condition(s) on 

a temporary basis on 

29.10.2021 

A/TM-LTYY/321 
Proposed Temporary Shop and Services 

(Real Estate Agency) for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

09.12.2016 

 
3.3.2 There were numerous applications in the Current OZP for proposed temporary shop 

and services approved by the Board in recent years. These applications are usually 
approved by TPB with conditions on a temporary basis. With a view that the Current 
Application shares the same nature and similar merits with these approved 
applications, it is sincerely hoped that the Board could give favourable considerations 
on the Current Application.  
 

3.4 Tapping Into the Opportunity in Changing Land Use Trend 
 

3.4.1 In recent years, the government steers to expedite the development of New 
Territories by engineering the New Development Areas (hereinafter refer to “NDAs”) 
and announcing the development of Northern Metropolis in "Hong Kong 2030+ : 
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Towards a Planning Vision and Strategy Transcending 2030". To the north of the 
Application Site is Hung Shui Kiu NDA, to the further east locates the Yuen Long South 
NDA, these NDAs has highlighted government intention in materialising these areas 
and phasing out or regularising existing industrial and open storage developments. To 
the south of the Application Site are large-scale public housing developments at San 
Hing Road and Hong Po Road in Tuen Mun, support was being provided for the 
Planning Department to carry out land-use zoning amendment for the sites. The 
proposed development at San Hing Road and Hong Po sites has an area of about 27 
ha, with a total population of about 63,000. 
 

3.4.2 In view of the government intention in regularising industrial use and open storage 
and the stimulating residential development in the adjacent areas, the Applicant take 
this opportunity in phasing out existing industrial use and provide shops and services 
at the Application site in serving the local village and adjoining residential 
neighbourhood.  The main objective is to develop the Application Site into a decent 
place with the proposed use to serve the villagers. The proposed use shall support 
the development of the traditional village and echoes with the planning intention of 
“V” zone.  
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4 THE DEVELOPMENT PROPOSAL 
 

4.1 Site Configuration, Layout and Operation 
 

4.1.1 The Application Site has a site area of approximately 1,696m2.  The Application Site 
comprises of two private lots (i.e., No. 515 and 516 (Part) in D.D.130) and adjoining 
Government Land of about 213m2 (about 12%).  
 

4.1.2 As shown in Figure 5, the proposed use comprises of 7 temporary structures, 
including 4 blocks of 2-storeys structures for shop and services, a guard house, a water 
tank and a meter room erect within the Application Site. The proposed 2-storeys 
structures that are composed of converted containers, have a maximum height of 
7.5m. Each 2 storeys structures have a Gross Floor Area (“hereinafter to as “GFA”) of 
approximately 204.4 m2, which is about 2,200 ft2. The proposed use has a total GFA 
of about 834.1m2, which involves 817.6m2 for shop and services and 16.5m2 for other 
ancillary use (i.e., guard house, water tank and meter room).  Upon approval of the 
Current Application, the Applicant will apply to the District Land Office for a Short-
Term Waiver to cover the proposed land use before implementation.  

 
4.1.3 The operation hours of the proposed use to be 9am to 6pm daily. No night-time 

operation between 6pm and 9am. It is estimated that loading/ unloading activities 
would be twice per week. While the proposed use are temporary structures 
composed of converted containers, the Application Site could be easily reinstated 
upon expiry of the approval period. 
 

4.1.4 The indicative layout plan is shown in Figure 5 whilst the key development parameters 
for the proposed use are detailed in Figure 6 and Table 2.  

 

Table 2: Proposed Key Development Parameters 

Total Site Area 
 

- Uncovered Area 
- Covered Area 

About 1,696m2 
(Including about 213m2 of Government Land (about 12%)) 

About 1,270.7 m2 (75%) 
About 425.3m2 (25%) 

Total Plot Ratio 0.49 

Total Gross Floor Area 

- Shop and Services  
- Other Ancillary Use 

About 834.1m2 

About 817.6m2 
About 16.5m2 

Total No of Structures  

- Shop and Services  
- Other Ancillary Use 

7 

4 
3 

No. of Storeys 
Building Height  

Not Exceeding 2 storeys  
Not exceeding 7.5m 

Site Coverage  About 25% 

No. of Vehicle Parking Spaces 
(Private Cars, Van-type Light 
Goods Vehicles and Taxis) 

2 

No. of Loading and Unloading 1  
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(Light Goods Vehicle) 

Ingress/Egress About 7.3 m wide 

 
4.2 Vehicular Access and Parking Arrangement 
 

4.2.1 The proposed use would make use of the current ingress/egress point at the southern 
boundary of the Application Site, connecting to the local driveway of Ng Lau Road.  
The width of the ingress/egress point of the Application Site is about 7.3m wide and 
sufficient space for manoeuvring of vehicles is available within the Application Site to 
avoid vehicles waiting or queuing up at the frontage of the Application Site.  Two 
private car parking spaces (2.5m x 5m) are proposed at the southern portion of the 
Application Site to serve visitors and one loading and unloading bay in Light Goods 
Vehicles (“hereinafter referred to as “LGV”) standard (3.5m x 7m) is proposed for local 
provision store. Drop off and pick up area are proposed near the main entrance and 
manoeuvring space. It is expected that most of the customers of the proposed use 
would be local villagers accessing on foot.   
 

4.2.2 The Application Site is located in close proximity to existing public transport which 
Lam Tei light rail station is located about 250m from the Application Site. There is an 
existing bus stop providing services along Castle Peak Road – Lam Tei section. There 
is a variety of public transpiration options provided within 5-minutes distance (see 
Illustration 2-I).  
 

4.3 Landscape Treatment 
 

4.3.1 There is no existing tree within the Application Site, hence no existing tree is expected 
to be affected. The current sheet metal plate fencing would be removed and replaced 
by chain link fencing erected along the Application Site boundary.  

 

4.4 Provision of Drainage Facilities  
 

4.4.1 The Application Site is flat and hard paved with gravel and there are existing public 
drainage pipe running in adjacent the northern and eastern boundary of the 
Application Site. As shown in the drainage proposal in Figure 7, the proposed 
periphery U-channel along the site boundary would connect the existing drainage 
network. Given the site configuration, surface runiff will be diverted to the north and 
be effectively collected/discharged via the U-channel and catchpits to the nearby 
nullah to the east of the Application Site. No adverse drainage impact arising from the 
proposed use is anticipated. If further required and considered essential, the 
Applicant will submit a drainage proposal and further implement additional drainage 
facilities to the satisfaction of Drainage Services Department by way of compliance of 
approval condition(s). 
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5 PLANNING JUSTIFICATIONS 
 

5.1 Meeting the Needs of the Village and Bring Convenience and Vitality to the Area   
 

5.1.1 The proposed use at the Application Site provides additional and alternative local 
services to local village and surrounding communities in supporting the development 
of the village and the area. As shown in Illustration 3-I, San Hing Tsuen and residential 
clusters adjoining the Application Site are not in close proximity to major shops and 
services clusters. The nearest sizeable shops and services would be provided along 
Lam Tei Main Street where Lam Tei Market cum hawker bazaar and other shops and 
services such as dining facilities, grocery stores, real estate agency, laundry shops, 
Chinese medicine shops and clinics, veterinary clinics, office of Tuen Mun Rural 
Committee etc. are located. In addition, there are currently a few local stores located 
at the ground floor of the NTEHs available at the subject area (please see Illustration 
3-I). Only three shop and services are observed with a walking distance of about 400m 
along Ng Lau Road. These existing shop and services are all small in scale and 
providing limited types of goods and services, such as local store, salon and eating 
place. It is noted that there is insufficient commercial facility to provide shops and 
services in meeting the demand of the local village and community. The provision of 
a sizable shop of services at the Application Site will offer service and amenity 
alternative in the area to serve not only the villagers of San Hing Tsuen, but also 
residents in the surrounding area. 
 

5.1.2 The proposed use meets villagers’ needs and brings convenience by providing a 
sizable shop and services at a walkable distance. Having a local shop and services 
operated at the village will be more convenient and time saving for the villagers, in 
particular those elderly, who can purchase certain range of basic goods and other 
services without travelling far to Lam Tei Main Street and Siu Hong.  With abundance 
of open ground available within the Applications Site, the proposed use is anticipated 
to become a gathering ground for the villager and inject vitality to the village. 
Furthermore, the proposed use shall create job opportunities to the local villages and 
surroundings residents which would be beneficial and contribute to the development 
of local village and community.   
 

5.2 In Line with the Planning Intention of “V” zone  
 

5.2.1 The Application Site currently falls within an area zoned “V” on the Current OZP. The 
planning intention of “V” zone is primarily intended for development of Small Houses 
by indigenous villagers. It is also intended to concentrate village type development 
within this zone for a more orderly development pattern, efficient use of land and 
provision of infrastructures and services. As stipulated in the Notes of the Current OZP, 
‘Selected commercial and community uses serving the needs of the villagers and in 
support of the village development are always permitted on the ground floor of a New 
Territories Exempted House. Other commercial, community and recreational uses may 
be permitted on application to the Town Planning Board.’ Whilst the proposed use for 
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shop and services is under column 2 use, it is the Applicant’s intention to utilise the 
Application Site for the development of the village and to serve the local needs of the 
villagers. In this regard, the proposed use should be considered in line with the 
planning intention. 
 

5.3 Phase Out Existing Industrial Use and Enhance Living Condition of the Village by 
Resolving Interface Issues 

 
5.3.1 The existing industrial use has been operated since 1992, which was in existence 

before the gazettal of the First DPA Plan.  Since the past decades, there has been a 
gradual change in land use from vacant site, brownfield site to residential 
development in the surrounding area. Still, the overall settings of the Application Site 
have not been substantially changed as to that before the gazettal of the First DPA 
Plan, and the industrial use and operation carry on to the present. Although valid 
permission was granted for the current use under the short-term waiver, the 
permitted industrial use is considered no longer compatible with the surrounding 
village type development and residential developments. The current operation that 
requires robust loading and unloading activities of LGVs/ HGVs is considered not 
appropriate by arousing traffic and pedestrian safety concern to the locals. In light of 
the above, the Applicant take this opportunity in replacing current incompatible use 
and resolving the interface issue by proposing shops and services at the Application 
Site. It is anticipated that the overall living condition of the village and surroundings 
could be improved.  
 

5.4 Compatible with Surrounding Land Uses 
 

5.4.1 The proposed use will phase out existing industrial use and provide local amenity that 
harmonises with the surrounding villages type development and residential clusters. 
Compare with the current use, the proposed use is more in line with the planning 
intention of a “V” zone. Considered there is a developed residential locality whilst the 
proposed use at the Application Site would serve the needs of the local community, 
the proposed use is considered fully compatible with the surrounding land uses. 
Along Ng Lau Road, there are also existing small-scale shop and services on the 
ground floor of NTEHs, which implies that having shop and services is not uncommon 
in the villages, instead, the proposed use with abundance of open area available shall 
be regarded as part of the village and community when becoming a focal point of the 
area.  
 

5.5 Appropriate Location of The Proposed Use 
 

5.5.1 The Application Site abuts along Ng Lau Road which is a major local road serving San 
Hing Tsuen and the other villages, including Tuen Tsz Wai, Tsing Chuen Wai to the 
north of the Application Site as well as other adjacent low density villages houses (i.e., 
Sun King Garden, Wilhelmina Garden, Ocean Brilliance, Hanison Garden, Milan Court, 
Handsome Villa, Fortune Villa, Grace Garden, Chung Mau Garden, Fullwin Garden, 
Fortress Garden). It is a key route travelling from both westbound of Lam Tei and 
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eastbound to the opposite side of castle peak road via Lam Tei Interchange.  Located 
at the entrance of this key route, the Application Site is of a prime and ideal location 
in serving these villages.   
 

5.6 Temporary Nature Would Not Jeopardize its Planning Intention Of “V’ Zone 
 

5.6.1 While the proposed use is regarded as part of the village, notwithstanding the 
Application Site falls within an area zoned “V” on the current OZP, the temporary 
nature of the Current Application will by no means jeopardise the long term planning 
intention of “V” should it be considered essential to be implemented by the board in 
future, especially when the proposed uses in the Current Application is only being 
applies for a period of 5 years.  
 

5.7 Not Setting an Undesirable Precedent  
 

5.7.1 Having considered that there have been numerous approved planning applications 
for shop and services uses within the subject “V” zone within the same OZP approved 
by the Board, approvals granted for these applications more or less implied certain 
degree of flexibility was given by the Board to recognize and allow shop and services 
uses within the “V” zone. In this regard, approval of the Current Application will not 
set an undesirable precedent to other similar application.   
 

5.8 Not Adversely Affect the Landscape Character of the Area 
 

5.8.1 The Application Site with a site area of about 1,696m2 is already paved with gravel 
and would not be detrimental to landscape character of the area. The proposed use 
that phase out existing industrial use would further harmonise with adjoining 
residential character of the area.  
 

5.9 No Adverse Visual Impact 
 

5.9.1 As shown in Illustration 4-III, the Application Site is sandwiched between villages 
houses. These village houses with not more than 3-storeys are having their frontages 
facing the opposite side of the Application Site. The overall setting of the Application 
site is enclosed by the surroundings. The proposed use that is having a proposed 
height of 7.5m is lower than the surrounding village houses of 8.23m, should not 
block vistas of the adjoining residents. Furthermore, the proposed use that comprises 
of 7 small structures of about 204.4 m2 each (about 2,200 ft2), shall enhance visual 
permeability compared with the bulk of current industrial structures.  It is anticipated 
that no adverse visual impact would be induced. 
 

5.10 No Adverse Traffic Impact 
 

5.10.1 It is the intention of the Applicant to develop the Application Site for the proposed 
use solely for the wellbeing of the village and surrounding neighbourhood. It is not 
expected that the proposed use will generate significant additional traffic to the area.  
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Sufficient parking spaces and loading and unloading space are provided within the 
Application Site for visitors and goods delivery.  No queueing back or illegal roadside 
parking is expected to be caused by the proposed use.  As such, the proposed use will 
not generate adverse traffic impact to the area. Instead, by erecting current industrial 
use with robust traffic demand, the proposed use is anticipated to mitigate existing 
traffic impact and pedestrian safety concern.  
 

5.11 No Adverse Drainage Impact 
 

5.11.1 The Application Site is generally flat and hard paved with gravel, and there is an 
existing drainage system installed.  An existing drainage system is located to the 
immediate north within the Application Site. Given the site configuration, the 
rainwater would be naturally diverted to the north of the Application Site. The 
Applicant is willing to submit and implement a drainage proposal to the satisfaction 
of the Board and/or relevant Government department(s) if and when required as 
compliance of approval condition(s) should the Current Application be approved. 
 

5.12 No Adverse Environmental Impact 
 

5.12.1 Given that the proposed use is small in scale, no significant environmental impact is 
anticipated.  Compare with the existing use, the proposed use greatly reduces 
environmental impact in terms of noise, odour and air pollutant generated.  
 

5.12.2 Upon approval of the current application, the Applicant will apply/ will monitor the 
future operator(s) to apply for proper licence/ permit issued by Food and 
Environment Hygiene Department for the proposed eating place and local provision 
store, such that the operation of the proposed use will be subject to statutory 
regulations.  
 

5.12.3 The Applicant will follow the relevant mitigation measures and requirements in the 
latest “Code of Practice on Handling the Environment Aspect of Temporary Uses and 
Open Storage Sites” issued by the EPD. The Applicant is also willing to submit and 
implement an environmental assessment and mitigation measures to the satisfaction 
of the Board and/or relevant Government department(s) if and when required as 
compliance of approval condition(s) should the Current Application be allowed.  
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6 CONCLUSION 
 

6.1.1 This Planning Statement is submitted to the Town Planning Board in support of a 
planning application the Current Application for Proposed Temporary Shop and 
Services for a Period of 5 Years. The Application Site has a total area of approximately 
1,696m2. This Planning Statement serves to provide background information and 
planning justifications in support of the proposed use in order to facilitate the 
consideration by the Board.  
 

6.1.2 The Application Site locates at San Hing Tsuen in Lam Tei and is in adjacent to main 
residential clusters in the area. The Applicant seeks to phase out existing industrial 
use and develop the Application Site into a decent place with the proposed use to 
serve the villagers and support the development of the traditional village. 
 

6.1.3 The Application Site currently falls completely within an area zoned “Village Type 
Development” (“V”) on the Draft Lam Tei and Yik Yuen Outline Zoning Plan (OZP) No. 
S/TM-LTYY/11 which was exhibited under section 5 of the Ordinance on 20.8.2021 
(hereinafter referred to as “the Current OZP”).  According to the Notes of the OZP, 
‘shop and services’ is a Column 2 use for “V” on the Current OZP, and as stipulated in 
(11)(c) of the covering notes, temporary use or development of land or building 
exceeding three years requires permission from the Town Planning Board in 
accordance with the terms of the Plan. As detailed throughout this Planning 
Statement, the proposed use is well justified on the grounds that: - 
 
(a) The proposed use provides additional amenities and services alternatives to 

villagers and local residents and would bring convenience and vitality to the 
existing village and neighbourhood; 

(b) The proposed use at the Application Site is fully in line with the planning intention 
of the “V” zone, that its purpose of the Current Application is to serve the needs 
of the villagers and resident and in support of the development of traditional 
villages;  

(c) The proposed use will phase out existing incompatible use and resolve current 
interface issue, which would improve the overall living condition of the village; 

(d) The proposed use is fully compatible with surrounding land uses and characters of 
the locality, and should be considered as part of the village; 

(e) The Application Site that is located along the main local road access and in close 
proximity to the entrance of the villages, has a prime location and is ideal for the 
proposed use in serving the village and neighbourhood; 

(f) Temporary nature of the proposed use should not jeopardize the planning 
intention of the “V” zone should it be considered essential to be implemented by 
the Board in the future;  

(g) Given that there are numerous applications in the Current OZP with similar nature 
and merits to the Current Application approved by the Board, approving the 
Current Application would not set an undesirable precedent; 

(h) Considered small scale of the proposed use, no adverse traffic, infrastructural, 
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landscape or visual impacts are anticipated from the proposed temporary use; and 
(i) No adverse environmental impact is anticipated, as the proposed use is only 

intended to serve the villagers. 
 

In view of the above and the list of detailed planning justifications in the Planning Statement, 
it is sincerely hoped that members of the Board will give favourable consideration to approve 
the Current Application for the proposed use for a temporary period of 5 years.  
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香港葵涌興芳路 223 號新都會廣場 2 期 13 樓 1310 室 

 
Unit 1310, Level 13, Tower 2 Metroplaza,  

223 Hing Fong Road, Kwai Chung, New Territories, Hong Kong 

 

Address  地址︰ 

Man Chi Consultants and Construction Limited  

敏志顧問及建築工程有限公司 

 

 

Tel  電話︰(852) 3180 7811  

Fax 傳真︰(852) 3180 7611 

Date :  26th May, 2022 

Your Ref. : A/TM-LTYY/427 

Our Ref. : ADCL/PLG-10241/L003 

 

The Secretary, 

Town Planning Board, 

15/F., North Point Government Offices, 

333 Java Road, North Point, Hong Kong By Email 

 
Dear Sir/Madam, 

 

Re:  Section 16 Planning Application for Proposed Temporary Shop and Services for a Period of 5 Years at Lot 

515 and 516 (Part) in D.D. 130, and adjoining Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New 

Territories  

 

We refer to our submission dated 21.04.2022 (Ref.: ADCL/PLG-10241/L001). In support of the application, we would 

like to provide supplementary information for your onward processing.  

 

1. The proposed use aims at providing shop and services that mainly serves the villagers and surrounding 

residential communities. Due to the recent unexpected economic situation, the exact type of shop and 

services has yet to be confirmed. It is clarified that the proposed use would only include uses stated under 

‘Shops and Services’ as defined under the Definition of Terms (“DoT”) used in Statutory Plans. Under the 

subsumed use term(s) and remarks of “Shop and Services” of DoT, the proposed use may include use/uses 

such as bank (including automated teller machine), barber shop, beauty parlour, clinical laboratory, fast 

food shop, money exchange, photographic studio, retail shop, convenience store, health centre, medical 

consulting room (including medical clinic, dental clinic, physiotherapy clinic and veterinarian clinic), real 

estate agency, employment agency, travel/ticket agency. The proposed use would not include uses such as 

service trade, showroom (including motor-vehicle showroom), supermarket and department store, as such, 

no adverse traffic impact is anticipated. 

 

2. The proposed use aims to provide a spacious environment in support of shop and services within the village 

by proposing an open area within the application site. The open area would be turfed and provide visual 

amenity in the area. The open area is also served as a fire gathering point in case of emergency.   

 

Thank you for your kind attention and should you have any queries, please do not hesitate to contact our Miss Isa 

YUEN or Mr. Thomas Luk at 3180 7811.  

  

Yours faithfully, 

Man Chi Consultants and Construction Limited 

 
 
 

__________________________________ 
Thomas Luk MTCP, MHKIREA, MGCIPM, MRTPI, RPP 
Managing Director 

 

 

Encl. 

Appendix Ia

kchfung
文字框
Appendix Ib of RNTPC Paper No. A/TM-LTYY/427
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Unit 1310, Level 13, Tower 2 Metroplaza,  

223 Hing Fong Road, Kwai Chung, New Territories, Hong Kong 

 

Address  地址︰ 

Man Chi Consultants and Construction Limited  

敏志顧問及建築工程有限公司 

 

 

Tel  電話︰(852) 3180 7811  

Fax 傳真︰(852) 3180 7611 

Date :  4th July, 2022 

 

Your Ref. : A/TM-LTYY/427 

Our Ref. : ADCL/PLG-10241/L004 

 

The Secretary, 

Town Planning Board, 

15/F., North Point Government Offices, 

333 Java Road, North Point, Hong Kong By Email and Fax (No. 2877 0245) 

 
Dear Sir/Madam, 

 

Re:  Section 16 Planning Application for Proposed Temporary Shop and Services for a Period of 5 Years at Lot 

515 and 516 (Part) in D.D. 130, and adjoining Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New 

Territories  

 

We refer to the comment from Transport Department (TD) on 30.6.2022 and would like to attach hereto our 

Response-to-Comments as per Appendix 1 with a view to addressing comments from TD.  

 

Thank you for your kind attention and should you have any queries, please do not hesitate to contact our Miss Isa 

YUEN or Mr. Thomas Luk at 3180 7811.  

  

Yours faithfully, 

Man Chi Consultants and Construction Limited 

 
 
 

__________________________________ 
Thomas Luk MTCP, MHKIREA, MGCIPM, MRTPI, RPP 
Managing Director 

 

 

Encl. 

kchfung
文字框
Appendix Ic of RNTPC Paper No. A/TM-LTYY/427
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Planning Application No. A/TM-LTYY/427  Responses to Comments Table 
Section 16 Planning Application for Proposed Temporary Shop and Services for a Period of 5 Years at Lot 515 and 516 (Part) in D.D. 130,  
and adjoining Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New Territories 
  30.6.2022 

1 

 

Date Department Comments Responses 
30.6.2022 TD Comments of the Commissioner for Transport 

 
a) Apart from the estimated frequency of loading / 

unloading activities of twice per week, please 
advise the trip generations and attractions due to 
the proposed site;  

 
b) Please advise the swept path of vehicles from Ng 

Lau Road to the proposed site to ensure sufficient 
manoeuvring spaces;  

 
 
 
 
 
 
 
 
 

c) It is noted that a manoeuvring space is reserved 
in the open area of the proposed site.  Please 
ensure that no queuing and/or waiting of motor 
vehicles from the subject site onto public roads 
would occur and no motor vehicles shall be 
permitted to reverse into and out of the subject 
site onto adjacent public roads or Government 
Land.  

 
d) Please clarify whether the proposed two private 

car parking spaces and one loading and unloading 
bay will be opened for use by the public/villagers 
outside operation hours (i.e. 6pm-9am).  

 
 

 
 
It is anticipated that only an average of 4-6 trips will made by 
LGVs for loading and unloading activities per week.  
 
 
 
The current application would make use of existing 
ingress/egress for the proposed use. There are currently 
sufficient manoeuvring spaces in accessing the application site 
for MGVs and LGVs.  In current application, sufficient 
manoeuvring space is allowed for LGVs in accessing the 
application site and the indicative vehicular route to/from the 
application site is illustrated in Figure 1 (Appendix A refers). The 
applicant will ensure that no queuing and/or waiting of motor 
vehicles from the subject site onto public roads would occur and 
no motor vehicles shall be permitted to reverse into and out of 
the subject site onto adjacent public roads or Government Land. 
 
Ditto. 
 
 
 
 
 
 
 
 
The proposed two private car parking spaces and one loading and 
unloading bay will not be opened for use by the public/villagers 
outside operation hours.  
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敏志顧問及建築工程有限公司 

 

 

Tel  電話︰(852) 3180 7811  

Fax 傳真︰(852) 3180 7611 

Date :  5th July, 2022 

 

Your Ref. : A/TM-LTYY/427 

Our Ref. : ADCL/PLG-10241/L005 

 

The Secretary, 

Town Planning Board, 

15/F., North Point Government Offices, 

333 Java Road, North Point, Hong Kong By Email and Fax (No. 2877 0245) 

 
Dear Sir/Madam, 

 

Re:  Section 16 Planning Application for Proposed Temporary Shop and Services for a Period of 5 Years at Lot 

515 and 516 (Part) in D.D. 130, and adjoining Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New 

Territories  

 

We refer to the comment from Transport Department (TD) on 5.7.2022 and would like to attach hereto our 

Response-to-Comments as per Appendix 1 with a view to addressing comments from TD.  

 

Thank you for your kind attention and should you have any queries, please do not hesitate to contact our Miss Isa 

YUEN or Mr. Thomas Luk at 3180 7811.  

  

Yours faithfully, 

Man Chi Consultants and Construction Limited 

 
 
 

__________________________________ 
Thomas Luk MTCP, MHKIREA, MGCIPM, MRTPI, RPP 
Managing Director 

 

 

Encl. 
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Section 16 Planning Application for Proposed Temporary Shop and Services  
for a Period of 5 Years at Lot 515 and 516 (Part) in D.D. 130, and adjoining  
Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New Territories 

Ref.: ADCL/PLG-10241/L005 
 

 

  

Man Chi Consultants and Construction Ltd. 

敏 志 顧 問 及 建 築 工 程 有 限 公 司 

 

     

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A p p e n d i x  | 1 
Response-to-Comments  

 



Planning Application No. A/TM-LTYY/427  Responses to Comments Table 
Section 16 Planning Application for Proposed Temporary Shop and Services for a Period of 5 Years at Lot 515 and 516 (Part) in D.D. 130,  
and adjoining Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New Territories 
  5.7.2022 

1 

 

Date Department Comments Responses 
5.7.2022 TD Comments of the Commissioner for Transport 

 
a) Response to item (a) refers. Other than the LGV 

for loading/unloading activities, please also clarify 
the trip generation and attraction (e.g. from 
visitors / private vehicles) etc.  
 

b) Please clarify whether the loading/unloading 
activities would be carried out during non-peak 
periods (e.g. 1000 to 1600 on Mon to Fri).  
outside operation hours (i.e. 6pm-9am).  

 
 

 
  

a) It is anticipated that only an average of 2-4 trips will be 
made daily from visitors and private vehicles.  
 
 
 

b) Loading/unloading activities would be carried out during 
non-peak periods (e.g. 1000 to 1600 on Mon to Fri).  

 

 



香港葵涌興芳路 223 號新都會廣場 2 期 13 樓 1310 室 

 
Unit 1310, Level 13, Tower 2 Metroplaza,  

223 Hing Fong Road, Kwai Chung, New Territories, Hong Kong 

 

Address  地址︰ 

Man Chi Consultants and Construction Limited  

敏志顧問及建築工程有限公司 

 

 

Tel  電話︰(852) 3180 7811  

Fax 傳真︰(852) 3180 7611 

Date :  8th July, 2022 

 

Your Ref. : A/TM-LTYY/427 

Our Ref. : ADCL/PLG-10241/L006 

 

The Secretary, 

Town Planning Board, 

15/F., North Point Government Offices, 

333 Java Road, North Point, Hong Kong By Email and Fax (No. 2877 0245) 

 
Dear Sir/Madam, 

 

Re:  Section 16 Planning Application for Proposed Temporary Shop and Services for a Period of 5 Years at Lot 

515 and 516 (Part) in D.D. 130, and adjoining Government Land in San Hing Tsuen, Lam Tei, Tuen Mun, New 

Territories  

 

Further to our submission dated 21.4.2022 (Ref: ADCL/PLG-10241/L001), we would like to clarify certain points in 

facilitating your consideration. 

 

It is clarified that all existing structures within the application site will be duly demolished, and the applicant will 

strictly follow the approved scheme should the current application be approved.  

 

Thank you for your kind attention and should you have any queries, please do not hesitate to contact our Miss Isa 

YUEN or Mr. Thomas Luk at 3180 7811.  

  

Yours faithfully, 

Man Chi Consultants and Construction Limited 

 
 
 

__________________________________ 
Thomas Luk MTCP, MHKIREA, MGCIPM, MRTPI, RPP 
Managing Director 

 

 

Encl. 
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  Appendix II of RNTPC 

Paper No. A/TM-LTYY/427 

 

 

Similar Applications within the Subject “V” zone on the OZP 

 

Approved Applications 

 

Application No. Proposed Uses Date of Consideration 

(RNTPC) 

A/TM-LTYY/246 Proposed Temporary Shop and Services  

(Real Estate Agency) for a Period of 3 Years 

3.5.2013 

[Revoked on 3.11.2013] 

A/TM-LTYY/276 Proposed Temporary Shop and Services  

(Real Estate Agency) for a Period of 3 Years 

25.7.2014 

A/TM-LTYY/323 Temporary Shop and Services  

(Real Estate Agency) for a Period of 5 Years 

23.12.2016 

A/TM-LTYY/419 Renewal of Planning Approval for  

Temporary Shop and Services  

(Real Estate Agency) for a Period of 5 Years 

29.10.2021 

 



  Appendix III of RNTPC 

Paper No. A/TM-LTYY/427 

 

 

Government Departments’ General Comments 

 

1. Lands Administration 

Comments of the District Lands Officer/Tuen Mun, Lands Department (DLO/TM, LandsD): 

 there is no small house application approved nor under processing within the 

application site (the Site). 

 

2. Traffic 

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

 no adverse comment on the application. 

 

(b) Comments of the Chief Highway Engineer/New Territories West, Highways 

Department (CHE/NTW,HyD): 

 no adverse comment on the application. 

 

3. Environmental 

Comments of the Director of Environmental Protection (DEP): 

 no adverse comment on the application; and 

 no complaint case related to the Site in the past three years. 

 

4. Drainage 

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

DSD): 

 should the application be approved, a condition is suggested requiring the applicant to 

submit a drainage proposal for the development and to implement and maintain the 

drainage facilities proposed in the drainage proposal to his satisfaction. 

 

5. Fire Safety 

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

 no objection in principle to the proposal subject to fire service installations being 

provided to his satisfaction. 

 

6. Landscape 

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department 

(CTP/UD&L, PlanD): 

 no adverse comment on the application; and 

 as no adverse landscape impact due to the proposed development is anticipated, it is 

considered not necessary to impose a landscape condition should the application be 

approved by the Town Planning Board. 

 

7. District Officer’s Comments 

Comments of the District Officer (Tuen Mun), Home Affairs Department (DO(TM), HAD): 

 no specific comments the application. 
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8. Other Departments 

The following departments have no comment on the application: 

 Director of Agriculture, Fisheries and Conservation (DAFC); 

 Project Manager(West), Civil Engineering and Development Department 

(PM(W),CEDD); 

 Director of Electrical and Mechanical Services (DEMS); 

 Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);  

 Executive Secretary (Antiquate and Monuments), Antiquate and Monuments Office 

(ES(A&M), AMO); and 

 Commissioner of Police (C of P). 



  Appendix IV of RNTPC 

Paper No. A/TM-LTYY/427 
 

 

Recommended Advisory Clauses 

 

(a) to note the comments of District Lands Officer/Tuen Mun, Lands Department (DLO/TM, 

LandsD) that: 

 

(i) the Site comprises Lots No. 515 and 516 both in D.D. 130 (the Lots) and the adjoining 

Government land (GL). The Lots are Old Schedule Agricultural Lots held under the 

Block Government Lease (BGL) which contains the restriction that no structures are 

allowed to be erected without the prior approval of the Government. A Short Term 

Waiver No. 512 (the STW) is granted to the Applicant for the erection of structures 

of not exceeding 505.86 square metres with maximum height of 4 metres above the 

ground level on Lot No. 515 in D.D. 130 for marble workshop and plastic factory 

use.  No permission has been given for the erection of the structures on Lot No. 516 

in D.D. 130; 

 

(ii) as for the GL portion of the Site, the majority of the land falls within Short Term 

Tenancy No. 858 (the STT) which is granted to the Applicant for erection of 

structures not exceeding 32.47 square metres with maximum height of 4 metres 

above ground level for plastic factory only.  A small portion of the GL has been 

occupied without permission; 

 

(iii) the Site is accessible via a strip of GL sandwiched between the Lots and Ng Lau Road.  

Her office is not responsible for the maintenance of the said access nor guarantee that 

right-of-way will be given to the Site to connect to Ng Lau Road; 

 

(iv) the existing structures are found to be used for storage purpose and the existing site 

coverage exceeds those permitted under the STW and the STT.  As revealed from 

the subject application, both the BOA and the usage of the existing structures do not 

tally with those approved under the STW and the STT. Besides the area of the Site 

has not been checked and she reserves her comments on the said area at a later stage 

when more details are available.  The lot owner is required to apply to her office for 

STW and STT to permit the erection of the structures and occupation of the GL 

concerned. However, there is no guarantee that the application will be approved. The 

application will be considered by LandsD acting in the capacity as the landlord at its 

sole discretion. In the event that the application is approved, it would be subject to 

such terms and conditions as the Government shall deem fit to do so, including 

charging of waiver fee, rent, and the respective deposits and administration fees etc.; 

 

(v) notwithstanding the above, her office reserves the right to take lease enforcement 

actions and land control actions as considered appropriate against any unauthorized 

erection/extensions/alternations of the structures erected within the subject lots and 

illegal occupation of GL at any time irrespective of whether planning permission will 

be given or not. Enforcement action will also be taken should any structure is found 

erected without prior approval given by her office or in case of any unauthorized 

occupation of GL. 
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(b) to note the comments of the Chief Highways Engineer/New Territories West, Highways 

Department (CHE/NTW, HyD) that: 

 

(i) the existing access from the application site to Ng Lau Road is not and will not be 

maintained by HyD; and 

 

(ii) adequate drainage measures should be provided to prevent surface water running 

from the Site to nearby public roads and drains; 

 

(c) to follow the relevant mitigation measures and requirements in the latest “Code of Practice 

on Handling the Environmental Aspect of Temporary Uses and Open Storage Sites” (“COP”) 

issued by the Environmental Protection Department; 

 

(d) to note the comments of the Director of Environmental Protection (DEP) that if septic tank 

and soakaway system is used in case of unavailability of public sewer, its design and 

construction should follow the requirements of the Practice Note for Professional Persons 

(ProPECC PN) 5/93 “Drainage Plans subject to Comment by the Environmental Protection 

Department” and are duly certified by an Authorized Person (AP); 

 

(e) to note the comments of the Director of Fire Services (D of FS) that in consideration of the 

design/nature of the proposal, FSIs are anticipated to be required.  Therefore, the applicant 

is advised to submit relevant layout plans incorporated with the proposed FSIs to his 

department for approval.  In addition, the applicant is 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 FSI to be installed should be clearly marked on the 

layout plans. 

 

However, the applicant is reminded that if the proposed structure(s) is required to comply 

with the Buildings Ordinance (Cap. 123) (the BO), detailed fire service requirements will be 

formulated upon receipt of formal submission of general building plans or referral from 

relevant licensing authority respectively; 

 

(f) to note the comments of the Executive Secretary (Antiquities and Monuments), Antiquities 

and Monuments Office (AMO) that as a precautionary measure, the applicant is required to 

inform AMO immediately when any antiquities or supposed antiquities are discovered in the 

course of works; and 

 

(g) to note the comments of the Chief Building Surveyor/New Territories West, Buildings 

Department (CBS/NTW, BD) that: 

 

(i) if there are existing structures which had been erected on the leased land without 

approval of the Buildings Authority (BA) (not being a New Territories Exempted House 

(NTEH), they are unauthorized under the BO and should not be designated for any 

approved use under the application; 
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(ii) before any new building works (including containers/ open sheds as temporary 

buildings) are to be carried out on the Site, the prior approval and consent of the BD 

should be obtained, otherwise they are Unauthorised Building Works (UBW). An AP 

should be appointed as the co-ordinator for the proposed building works in accordance 

with the BO; 

 

(iii) for UBW erected on the leased land, enforcement action may be taken by the BA to 

effect their removal in accordance with BD’s enforcement policy against UBW as and 

when necessary.  The granting of any planning approval should be no construed as an 

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

 

(iv) if the proposed use under the application is subject to issuance of a licence, please be 

reminded that any existing structures on the Site intended to be used for such purposes 

are required to comply with the building safety and other relevant requirements as 

maybe imposed by the licensing authority; 

 

(v) in connection with (ii) above, 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; 

 

(vi) if the Site does not abut on a specified street of not less than 4.5m wide, its permitted 

development intensity shall be determined under Regulation 19(3) of B(P)R at the 

building plan submission stage; and 

 

(vii) Detailed comments under the BO will be provided at the building plan submission stage. 
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