
Appendix I of RNTPC
Paper No. A/YL-HTF/1156









































































1 Attachment

Dear Sir, 

We would like to submit an updated Justification (Appendix I) to replace the submitted Justification 
dated 7.7.2023. Thank you.

Regards,
Alan Poon

--
Goldrich Planners and Surveyors Ltd.
Room 8E, 8/F., Keader Centre,
129-149 On Lok Road, 
Yuen Long, 
New Territories, 
Hong Kong.
Tel.: 27132138
Fax: 27621783

Notice to recipient: This e-mail is meant for only the intended recipient of the transmission, and may contain information of Goldrich Planners and Surveyors 
Ltd. that is confidential and/or privileged. If you received this e-mail in error, any review, use, dissemination, distribution, or copying of this e-mail is strictly 
prohibited. Please notify us immediately of the error by return e-mail and please delete this message from your system. Thank you in advance for your 
cooperation.

A/YL-HTF/1156 - Submission of an Updated Justification (Appendix I)12/07/2023 
16:43
From: Rich Gold <goldrichplanners@gmail.com>
To: tpbpd@pland.gov.hk
Cc: jmhkwok@pland.gov.hk

A_YL-HTF_1156_Justification_12.7.2023.pdf
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Justification 

 

1 The Proposed Use (Same as previous application) 

 

The applied use is “Proposed Temporary Shop and Services (Plant Showroom and 

Nursery) with Ancillary Facilities” for a period of 3 years.  

 

2 Location 

 

The application site is on Lots 335 S.B and 337 (Part) in D. D. 128 and Adjoining 

Government Land, Yuen Long, New Territories. 

 

3 Site Area 

 

 Planning Approval No. 

A/YL-HTF/1143 
This Application 

Changes 

 Area (About) Area (About) 

Private Land 180m2 181.7m2 +0.94% 

Government Land 199m2 248.8m2 +25.0% 

Total 379m2 430.5m2 +13.6% 

 

4 Application Background 

 

This application is a subject of a previous approved planning application no. 

A/YL-HTF/1143. The application was approved by the TPB on 31.3.2023. 

 

However, it is observed that some portion of the application site has encroached into 

another lot (Lot No. 337 in D. D. 128) and some additional Government Land. A fresh 

application is required to rectify the situation. 

 

It is observed that the actual site area is more than 10% of the previous approved planning 

application. A Class B Amendment is inappropriate. Please see analysis of site area in 

paragraph 3. 

 

5 Town Planning Zoning (Same as previous application) 

 

The site falls within the “Agriculture” (“AGR”) zone and area shown as “Road” on the 

Approved Ha Tsuen Fringe Outline Zoning Plan No. S/YL-HTF/12. 

 

The planning intention of “AGR” zone is to retain and safeguard good quality agricultural 

land/farm/fish ponds for agricultural purposes. It is also intended to retain fallow arable 

land with good potential for rehabilitation for cultivation and other agricultural purposes. 
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6 Development Parameters 

 

6.1 Operation hours (Same as previous application) 

 

The operation hours of the plant showroom are from 10:00 a.m. to 6:00 p.m. daily 

including Sundays and public holidays. 

 

6.2 Structures 

 

7 structures are proposed on site. The applicant will make use of the existing 

structures on site which do not require any further fitting or reconstruction work. 

The floor areas are updated to more accurately reflect the actual situation. Details of 

the structures are as follow: 

 

No. Use 
Floor Area 

(about) 

Cover Area 

(about) 
Height Storey 

1 

G/F: Greenhouse for Plant 

Showroom and Nursery 
84m2 

84m2 7m 2 
U/F: Greenhouse for Plant 

Showroom and Nursery 
15m2 

2 
G/F: Agricultural Storeroom 50m2 

50m2 7m 2 
U/F: Agricultural Storeroom 37m2 

3 Open Shed for Rain Shelter 20m2 20m2 2.6m 1 

4 Pantry 7m2 7m2 3m 1 

5 Toilet 13m2 13m2 3m 1 

6 Open Shed for Rain Shelter 14m2 14m2 3m 1 

7 Open Shed for Rain Shelter 12m2 12m2 7m 1 

 Total 252m2 200m2   

 

Structure 1 is mainly for plant showroom use. The applicant will apply to Lands 

Department to regularize the structures to use on the site. 

 

6.3 Mode of operation (Same as previous application) 

 

The plant showroom and nursery displays different kinds of seasonal flowers and 

plants (e.g. 年花、蘭花、桃花、桔、玫瑰、繡花球、菊花、松樹、聖誕花 etc.) 

and provide space for a plant nursery to keep the stock of plants on site for sell. 

 

Customers could purchase small quantity of plants on site. Or they can place order 

for bulk purchase. 

 

 

 

 

 



Appendix I 

Page 3 
P:\P15129 Chan Yiu Bun陳耀賓, Tang Ka Leung 鄧家良, _DD 128 Lot 335 電油站 2000 sq\HTF_XXXX_Fresh s.16 appn July 2023 (applying)\1st 

sub\P15129_Justifications_2023.07.12.doc 

7 No Adverse Impact on the Environment (Same as previous application) 

 

7.1 Landscape 

 

Existing trees crowds are at periphery southern side of the site. Plants and trees to be 

sold will be placed at the uncovered area of the site. 2 trees are proposed at the 

eastern side of the site. Please refer to Tree Preservation and Landscape Proposal 

(Plan 6) for details. 

 

7.2 Drainage  

 

250mm u-channel will be provided. The surface runoff will be discharged to the 

existing stream at western side of the site. Please refer to the drainage proposal (Plan 

4) for details. 

 

7.3 Traffic 

 

The site is accessible from Deep Bay Road. 1 parking space for light goods vehicles 

is provided. 

 

Visitors are required to reserve the light goods vehicles parking space on site before 

they come. Visitors without reservation will be asked to leave.  

 

The site has enough space for manoeuvring of vehicles. Please refer to Swept Path 

Analysis (Plan 5) for details. 

 

Staff will take public transportation and walk to the site. 

 

The estimated trip generation and attraction rates are as follow: 

 

Timeslot Trip generations Trip attractions 

10:00-11:00 0 1 

11:00-12:00 1 0 

12:00-13:00 0 1 

13:00-14:00 0 0 

14:00-15:00 1 1 

15:00-16:00 1 0 

16:00-17:00 0 1 

17:00-18:00 1 0 

Total: 4 4 
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With such low trip generation and attraction rates, the proposed development would 

not cause adverse traffic impact to Deep Bay Road. 

 

7.4 Archaeological 

 

No excavation work and site formation works are required for the proposed 

development. 

 

8 Planning Gain (Same as previous application) 

 

The proposed plant showroom could provide job opportunities and promote agricultural 

activities in the “AGR” zone. 

- End - 
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Comment from Antiquities and Monuments Office 

Contact person: Ms. Fan Chun-fei; Tel.: 2655 0824 

 Comment  Response 

 The application site is situated within the Ngau Hom Shek Site of 

Archaeological Interest (“SAI”). It is noted from the supplementary 

information (i.e. Section 7.4 of the Justification) submitted by the 

applicant that no excavation work and site formation works are required 

for the proposed development. Nevertheless, the applicant is required to 

confirm / clarify if there is any ground excavation proposed for the 

proposed development including but not limited to building works (as 

shown in Plan 3), drainage works (as shown in Plan 4) and landscaping 

(i.e. Section 7.1 of the Justification), etc.  If affirmative, the applicant is 

required to provide details of the proposed works, e.g. the location, extent 

and depth of the proposed ground excavation and so on for assessment 

of the Antiquities and Monuments Office on the impact on the SAI and 

for consideration on the appropriate mitigation measures at the early 

planning stage if ground excavation works is required with strong 

justifications. 

 All the structures as shown in Plan 3 (Layout Plan) are existing structures. 

No building works are required. 

 

Regarding landscape treatment, please refer to Tree Preservation and 

Landscape Proposal (Plan 6). The Podocarpus Macrophyllus is an existing 

tree. The proposed Bauhinia Blakeana will be planted in an existing raised 

planter. No excavation work, building works and site formation works are 

required. 

 

For drainage work, a u-channel is proposed at the northern side of the site 

(as shown in Plan 4). The proposed u-channel is 250mm wide, 250mm deep 

and about 30m long. The drainage works will be part of the approval 

condition of the planning approval (as required by Drainage Services 

Department). This drainage works do not involve a large area of ground 

excavation. AMO will be informed if there is any discovery of 

archaeological deposits at the Site. 
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Previous s.16 Application covering the Application Site

Approved Application

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

1 A/YL-HTF/1143 Proposed Temporary Shop and Services (Plant
Showroom) and Plant Nursery with Ancillary Facilities

for a Period of 3 Years

31.3.2023
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A/YL-HTF/1156

Government Departments’ General Comments

1. Traffic

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

No comment on the application from traffic engineering point of view.

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

The proposed access arrangement should be commented by the Transport Department.

2. Environment

Comments of the Director of Environmental Protection (DEP):

� no objection to the application; and

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

3. Drainage

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

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

� should the Town Planning Board (the Board) consider that the application be acceptable
from planning point of view, approval condition(s) should be stipulated in the approval
letter requiring the applicant to submit a revised drainage proposal, to implement and
maintain the proposed drainage facilities to his satisfaction.

4. Fire Safety

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

No objection in principle to the application subject to fire service installations being
provided to his satisfaction.

5. Building Matters

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

As there is no record of approval granted by the Building Authority for the existing
structures at the Site, he is not in a position to offer comments on their suitability for the
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use proposed in the application.

6. Landscaping

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD):

� according to the aerial photo of 2022, the Site is situated in an area of rural landscape
character predominated by open storage yards, temporary structures, village houses,
graveyards, ponds and woodland. Based on the site photos of July 2023, existing tree
and vegetation are observed and the Site is hard paved;

� according to the submitted tree preservation and landscape proposal (Drawing A-2), 1
no. of existing Podocarpus macrophyllus will be preserved and 1 no. of Bauhinia
blakeana with 2.75m height is proposed to be planted within the Site.  Moreover, noting
that majority of the Site is involved in a previous application (No. A/YL-HTF/1143) for
the same use approved by the Rural and New Town Planning Committee of the Town
Planning Board on 31.3.2023, significant landscape impact arising from the proposed
use is not anticipated; and

� she has no comment on the application from landscape planning perspective.

7. District Officer’s Comments

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

His office has not received any locals’ comment on the application.

8. Other Departments’ Comments

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

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

� Chief Engineer/Land Works, Civil Engineering and Development Department
(CE/LW, CEDD);

� Project Manager (West), CEDD (PM(W), CEDD); and

� Commissioner of Police (C of P).
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A/YL-HTF/1156

Recommended Advisory Clauses

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

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD) that the lot owner(s) are required to remove all domestic items within the Site before
making application to his office to permit the structures to be erected or regularise any
irregularities on site, if any.  Besides, given the proposed use is temporary in nature, only
application for regularisation or erection of temporary structure(s) will be considered. The
applicant has to either exclude the Government Land (GL) from the Site or immediately apply
for a formal approval prior to the actual occupation of the GL. Application(s) for any of the
above will be considered by LandsD acting in the capacity of the landlord or lessor at its sole
discretion and there is no guarantee that such application(s) will be approved.  If such
application(s) is/are approved, it will be subject to such terms and conditions, including among
others the payment of rent or fee, as may be imposed by LandsD;

(c) to note the comments of the Commissioner for Transport (C for T) that sufficient manoeuvring
space shall be provided within the Site.  No vehicles are allowed to queue back to 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) adequate drainage measures shall be provided to prevent surface water running from the
Site to the nearby public roads and drains; and

(ii) the access road connecting the Site with Deep Bay Road is not and will not be maintained
by HyD. HyD should not be responsible for maintaining any access connecting the Site
with Deep Bay Road;

(e) 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) if the Site abuts on a specified street (Deep Bay Road) of not less than 4.5m wide, its
permitted development intensity shall be determined under the First Schedule of the
B(P)R at building plan submission stage;

(iii) if the existing structures are erected on leased land without the approval of the Building
Authority (BA), they are unauthorized building works (UBW) under the Buildings
Ordinance (BO) and should not be designated for any proposed use under the application;

(iv) for UBW erected on leased land, enforcement action may be taken by 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;

(v) 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
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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;

(vi) 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;
and

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

(f) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) on the submitted drainage proposal that:

(i) peripheral surface channels shall be provided along the site boundary to collect the surface
runoff accrued on the Site and to intercept the overland flow from the adjacent lands;

(ii) the ground to the east of the Site is generally higher.  Since the overland flow from the
adjacent lands shall be probably intercepted, external catchment shall be considered;

(iii) the existing nullah/channel/watercourse, to which the applicant proposed to discharge the
stormwater from the Site is not maintained by his office.  The applicant should identify
the owner of the existing drainage facilities and obtain consent from the owner prior to
commencement of the proposed works. In the case that it is a local village drains, District
Officer (Yuen Long) should be consulted;

(iv) further to (iii) above, since there is no record of the said discharge path, please provide
site photos to demonstrate its presence and existing condition.  Please also indicate the
flow direction of the said discharge path;

(v) the gradients of the proposed U-channels should be shown on the drainage plan;

(vi) consideration should be given to provide grating for the surface channels, in addition to
those at the proposed run-in/out of the Site;

(vii) please indicate the dimension of the discharge pipe (i.e. pipe connected to the last catchpit)
on the drainage plan and demonstrate with hydraulic calculation that the proposed
discharge pipe has sufficient capacity to convey the surface runoff to the proposed
discharge point;

(viii) cross sections showing the existing and proposed ground levels of the Site with respect to
the adjacent areas should be given;

(ix) where walls or hoarding are erected and laid along the site boundary, adequate opening
should be provided to intercept the existing overland flow passing through the Site;

(x) the development should neither obstruct overland flow nor adversely affect existing
natural streams, village drains, ditches and the adjacent areas, etc.; and

(xi) the applicant should consult DLO/YL, LandsD and seek consent from the relevant owners
for any drainage works to be carried out outside his lot boundary before commencement
of the drainage works;

(g) to note the comments of the Director of Fire Services (D of FS) that in consideration of the
design/nature of the proposal, fire service installations (FSIs) are anticipated to be required.
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Therefore, the applicant is advised to submit relevant layout plans incorporated with the
proposed FSIs to his department for approval.  In addition, the applicant should also be advised
that the layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy and 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/are
required to comply with the BO, detailed fire service requirements will be formulated upon
receipt of formal submission of general building plans;

(h) to note the comments of the Director of Environmental Protection (DEP) that the applicant
should follow the relevant mitigation measures and requirements in the latest ‘Code of Practice
on Handling Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by the
Environmental Protection Department (EPD) to minimise any potential environmental
nuisances. The applicant should also provide adequate supporting infrastructure/facilities for
proper collection, treatment and disposal of waste/wastewater generated from the proposed use.
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 EPD’s Practice Note for Professional
Person (ProPECC) PN 5/93 ‘Drainage Plans subject to Comment by the Environmental
Protection Department’; and

(i) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that approval of the s.16 application by the Town Planning
Board does not imply approval of the tree works such as pruning, transplanting and/or felling
under lease. The applicant is reminded to approach relevant authority/government
department(s) direct to obtain the necessary approval on tree works.


