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Justifications 

 

1. The Applied Use 

  

The applied use is “Proposed Temporary Shop and Services (Retail Shop for Hardware 

Groceries and Construction Materials) with Ancillary Facilities” for a Period of 5 Years. 

 

2. Location 

 

The application site is on Lots 694 RP and 695 RP in D.D. 106 and Adjoining Government 

Land, Yuen Long, New Territories. The site is accessible from a local track connecting to 

Kam Shui Road. 

 

3. Site Area 

 

The site area is about 732m2 which includes 681m2 of Private Land and 51m2 of 

Government Land. 

 

4. Town Planning Zoning 

 

The application site falls within the “Residential (Group D)” (“R(D)”) zone under the 

Approved Kam Tin South Outline Zoning Plan No. S/YL-KTS/15. 

 

The “R(D)” zone is intended primarily for improvement and upgrading of existing 

temporary structures within the rural areas through redevelopment of existing temporary 

structures into permanent buildings. It is also intended for low-rise, low-density 

residential developments subject to planning permission from the Town Planning Board. 

 

“Shop and Services” is a Column 2 use under the OZP which requires permission from the 

Town Planning Board.  

 



APPENDIX I 

Page 2 of 3 
P:\P23059A Yau Ken Ken 丘根根_D.D. 106 Lot 694 RP, 695 RP 申請五金店\2024.10_A_YL-KTS_10XX_Fresh s16 appn_S&S 

(applying)\1st sub\P23059A_Justifications_2024.10.07.doc 

5. Development Parameters 

 

3 Nos. of structures are proposed on site. Please refer to the Layout Plan (Plan 3) and the 

following table for details: 

 

No. Structure / Use 
Covered Area 

(about) 

Floor Area 

(about) 

No. of 

Storeys 

Height 

(about) 

1 
Shop (Hardware Groceries and 

Construction Materials) 
86m2 172m2 2 9m 

2 

Shop (Hardware Groceries and 

Construction Materials) with 

Reception and Ancillary Office 

204m2 204m2 1 9m 

3 
Shop (Hardware Groceries and 

Construction Materials) 
50m2 100m2 2 9m 

 Total: 340m2 476m2   

 

The operation hours are from 8:30 a.m. to 6:30 p.m. every day (including Sundays and 

Public Holidays).  

 

The site is for retail use only. No workshop activity (including cutting of metal) will be 

carried out on site. 

 

1 parking space for light goods vehicles and 3 parking spaces for private cars are provided 

on site for delivery of goods and customers. 

 

The site is accessible from Kam Shui Road. The road is well paved. About total of 12 trip 

rates of vehicles are generated throughout the day. The increase of traffic load to Kam 

Shui Road will not be significant. 

 

The estimated trip attraction and trip generation rates are as follow: 

 

Periods 

Trip Generation Trip Attraction 

Private Cars 
Light Goods 

Vehicles 
Private Cars 

Light Goods 

Vehicles 

08:30-10:00 0 0 0 0 

10:00-11:00 0 0 1 1 

11:00-12:00 1 1 0 0 

12:00-13:00 0 0 0 1 

13:00-14:00 0 1 0 0 

14:00-15:00 0 0 0 1 

15:00-16:00 0 1 0 0 

16:00-17:00 1 1 1 1 

17:00-18:30 0 0 0 0 

Total: 2 4 2 4 
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Goods will be delivered to the site once a week to support the operation of the proposed 

shop. The traffic generated will not be significant. 

 

The applicant will submit a drainage proposal, with provision of peripheral u-channels 

and catchpits to mitigate adverse drainage impact generated by the development after 

planning approval has been granted from the Board. The applicant will implement the 

proposed drainage facilities at the Site once the drainage proposal is accepted by Drainage 

Services Department. 

 

6. Planning Gain 

 

The proposed use satisfies the needs of local residents and construction works in vicinity 

for hardware groceries and construction materials. Nearby residents and workers do not 

have to travel to Yuen Long town to obtain such goods. The residents could save time and 

cost for travelling. 

 

-End- 
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Further Information for Planning Application No. A/YL-KTS/1042 

 

Comments from the Transport Department 

Contact Person: Mr. Phil CAI (Tel: 2399 2421) 

I. Comments  Responses 

1. According to the record, there is village road 

between Kam Shui Road and the site is footpath. The 

applicant shall clarify how the vehicles could access 

the proposed site. 

 

 Please refer to the Swept Path Analysis 

for details (Plan 4). Sufficient space is 

allowed for vehicle manoeuvring within, 

entering and leaving the site. No parking, 

reversing or turning of vehicles on village 

road and footpath is expected. It is 

expected that the vehicles will not 

obstruct the village road and footpath. 

 

2. The applicant should demonstrate the smooth 

manoeuvring of vehicles to / from Kam Shui Road, 

along the local access and within the site. 

 

 Ditto. 

 

Comments from the Agriculture, Fisheries and Conservation Department 

Contact Person: Ms. WONG Cheuk-ling (Tel: 2150 6933) 

II. Comments  Responses 

1. It is noted from the aerial photo that the subject site 

is partly vegetated, yet it is noted from Item 9 that 

there will be no tree felling. The applicant shall 

clarify whether tree will be felled for the proposed 

use. 

 There is no tree within the application 

site. No tree will be felled for the 

proposed use. 
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Comments from the Lands Department 

Contact Person: Ms. CHENG (Tel: 2443 1072) 

III. Comments  Responses 

1. There are unauthorized structures within the private 

lots. The lots owner(s) should immediately 

rectify/apply for regularization on the lease breaches 

and his office reserves the rights to take necessary 

lease enforcement action against the breaches 

without further notice; 

 The applicant will apply to the Lands 

Department for a Short Term Waiver to 

regularize the structures on the lots. 

2. The government land within the application site 

(about 51m2 as mentioned in the application form) 

has been fenced off/unlawfully occupied on or after 

28.3.2017 without any permission. Any occupation 

of GL without Government’s prior approval is an 

offence under Cap.28. 

 

LandsD objects to the planning application since 

there is unlawful occupation of GL and 

regularization would not be considered according to 

the prevailing land policy. The lot owner(s) should 

immediately cease the unlawful occupation of GL as 

demanded by LandsD. His office reserves the rights 

to take necessary land control action against the 

unlawful occupation of Government land without 

further notice; 

 

 The applicant will cease the occupation 

of the Government Land within the 

application site before applying for a 

Short Term Tenancy. 
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III. Comments  Responses 

3. If the application is approved, the lot owner(s) shall 

cease the occupation of GL and apply to his office 

for a Short Term Waiver (STW) and/or Short Term 

Tenancy (STT) to permit the structure(s) erected 

within the private lots and the occupation of GL.  

The application for STW and STT will be considered 

by the Government in its capacity as a landlord and 

there is no guarantee that it will be approved.  The 

STW and STT, 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 

proposed use is temporary in nature, only erection of 

temporary structure(s) will be considered 

 Noted. 

 

 

- END - 



(v) For Type (v) application (v)

(a) Proposed 
use(s)/development

/

Proposed Temporary Shop and Services (Retail Shop for Hardware Groceries and Construction 
Materials) with Ancillary Facilities for a Period of 5 Years

(Please illustrate the details of the proposal on a layout plan )

(b) Development Schedule

Proposed gross floor area (GFA) 476        sq.m About

Proposed plot ratio 0.65      About

Proposed site coverage 46.4       % About

Proposed no. of blocks 3         

2          storeys

 include            storeys of 

basements

Proposed no. of storeys of each block

 exclude            storeys of 

basements

           mPD ( ) About

  

Proposed building height of each block

9          m About

Domestic part 

GFA            sq. m About

number of Units           

average unit size            sq. m About

estimated number of residents           

5-9
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Justifications 

 

1. The Applied Use 

  

The applied use is “Proposed Temporary Shop and Services (Retail Shop for Hardware 

Groceries and Construction Materials) with Ancillary Facilities” for a Period of 5 Years. 

 

2. Location 

 

The application site is on Lots 694 RP and 695 RP in D.D. 106 and Adjoining Government 

Land, Yuen Long, New Territories. The site is accessible from a local track connecting to 

Kam Shui Road. 

 

3. Site Area 

 

The site area is about 732m2 which includes 681m2 of Private Land and 51m2 of 

Government Land. 

 

4. Town Planning Zoning 

 

The application site falls within the “Residential (Group D)” (“R(D)”) zone under the 

Approved Kam Tin South Outline Zoning Plan No. S/YL-KTS/15. 

 

The “R(D)” zone is intended primarily for improvement and upgrading of existing 

temporary structures within the rural areas through redevelopment of existing temporary 

structures into permanent buildings. It is also intended for low-rise, low-density 

residential developments subject to planning permission from the Town Planning Board. 

 

“Shop and Services” is a Column 2 use under the OZP which requires permission from the 

Town Planning Board.  
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5. Development Parameters 

 

3 Nos. of structures are proposed on site. Please refer to the Layout Plan (Plan 3) and the 

following table for details: 

 

No. Structure / Use 
Covered Area 

(about) 

Floor Area 

(about) 

No. of 

Storeys 

Height 

(about) 

1 
Shop (Hardware Groceries and 

Construction Materials) 
86m2 172m2 2 9m 

2 

Shop (Hardware Groceries and 

Construction Materials) with 

Reception and Ancillary Office 

204m2 204m2 1 5m 

3 
Shop (Hardware Groceries and 

Construction Materials) 
50m2 100m2 2 9m 

 Total: 340m2 476m2   

 

The operation hours are from 8:30 a.m. to 6:30 p.m. every day (including Sundays and 

Public Holidays).  

 

The site is for retail use only. No workshop activity (including cutting of metal) will be 

carried out on site. 

 

The applicant will follow the measures as set out in the ‘Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by the EPD in 

order to minimise any possible environmental nuisances, and to comply with all 

environmental protection/pollution control ordinances. 

 

No public announcement systems or loudspeaker will be allowed within the Site. 

 

1 parking space for light goods vehicles and 3 parking spaces for private cars are provided 

on site for delivery of goods and customers. 

 

The site is accessible from Kam Shui Road. The road is well paved. About total of 12 trip 

rates of vehicles are generated throughout the day. The increase of traffic load to Kam 

Shui Road will not be significant. 

 

The estimated trip attraction and trip generation rates are as follow: 

 

Periods 

Trip Generation Trip Attraction 

Private Cars 
Light Goods 

Vehicles 
Private Cars 

Light Goods 

Vehicles 

08:30-10:00 0 0 0 0 

10:00-11:00 0 0 1 1 

11:00-12:00 1 1 0 0 

12:00-13:00 0 0 0 1 
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Periods 

Trip Generation Trip Attraction 

Private Cars 
Light Goods 

Vehicles 
Private Cars 

Light Goods 

Vehicles 

13:00-14:00 0 1 0 0 

14:00-15:00 0 0 0 1 

15:00-16:00 0 1 0 0 

16:00-17:00 1 1 1 1 

17:00-18:30 0 0 0 0 

Total: 2 4 2 4 

 

Goods will be delivered to the site once a week to support the operation of the proposed 

shop. The traffic generated will not be significant. 

 

The applicant will submit a drainage proposal, with provision of peripheral u-channels 

and catchpits to mitigate adverse drainage impact generated by the development after 

planning approval has been granted from the Board. The applicant will implement the 

proposed drainage facilities at the Site once the drainage proposal is accepted by Drainage 

Services Department. 

 

6. Planning Gain 

 

The proposed use satisfies the needs of local residents and construction works in vicinity 

for hardware groceries and construction materials. Nearby residents and workers do not 

have to travel to Yuen Long town to obtain such goods. The residents could save time and 

cost for travelling. 

 

-End- 
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Appendix II of RNTPC
Paper No. A/YL-KTS/1042A

Similar s.16 Applications within the Same “R(D)” Zone in the vicinity of the Application Site
in the Past Five Years

Approved Applications

Application No. Proposed Use(s) Date of
Consideration

(RNTPC)
1. A/YL-KTS/864 Proposed Temporary Shop and Services for a

Period of 3 Years
26.3.2021

2. A/YL-KTS/954 Proposed Temporary Shop and Services and
Vehicle Repair Workshop (Excluding Repair of
Container Vehicle) for a Period of 3 Years

31.3.2023
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Government Departments’ General Comments

1. Traffic

Comments of the Commissioner of Transport:

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

� Kam Shui Road is under traffic management of the Transport Department (TD);

� the proposed access from Kam Shui Road to the application site (the Site) is via a local
access annotated as footpath in the base map and the local access is not under the traffic
management of TD, comments from relevant government departments shall be sought;
and

� advisory comments are in Appendix IV.

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

� no in-principle objection to the application;

� the Site involves Government Land which is not maintained by HyD; and

� advisory comments are in Appendix IV.

2. Drainage

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

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

� should the application be approved, approval conditions should be stipulated in the
approval letter requiring the applicant to submit a drainage proposal, and to implement
and maintain the drainage proposal for the development to the satisfaction of the
Director of Drainage Services or of the Town Planning Board.

3. Environment

Comments of the Director of Environmental Protection:

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

� there was no environmental complaint concerning the Site received in the past three
years; and

� advisory comments are in Appendix IV.
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4. Fire Safety

Comments of the Director of Fire Services:

� no objection in principle to the application subject to the fire service installations and
water supplies for firefighting being provided to his satisfaction; and

� advisory comments are in Appendix IV.

5. Landscape

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

� no adverse comment on the application; and

� no significant impact arising from the proposed use is anticipated.

6. Civil Aviation Matters

Comments of the Director-General of Civil Aviation:

� no comment on the application from the perspective of safeguarding the operations of
the Hong Kong International Airport; and

� the maximum levels of the proposed structures (below 10m) are in general compatible
with the building heights in the surrounding areas and will not exceed the Airport Height
Restriction as prescribed under the Hong Kong Airport (Control of Obstructions)
Ordinance (Cap.301).

7. District Officer’s Comments

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

� no comment on the application; and

� his office has not received comment from locals upon close of consultation.

8. Other Departments

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

� Project Manager (West), Civil Engineering and Development Department;
� Chief Building Surveyor/New Territories West, Buildings Department;
� Director of Electrical and Mechanical Services;
� Director of Agriculture, Fisheries and Conservation;
� Chief Engineer/Railway Development 1-1, 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 proposed use with the concerned owner(s);

(b) the permission is given to the development/uses and structures under the application.  It
does not condone any other development/uses and structures which currently occur on
the application site (the Site) but not covered by the application.  Immediate action
should be taken to discontinue such development/uses and remove such structures not
covered by the permission;

(c) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(LandsD) that:

� there are unauthorised structures within the private lots of the Site. The lots owner(s)
should immediately rectify/apply for regularisation on the lease breaches and his
office reserves the rights to take necessary lease enforcement action against the
breaches without further notice;

� the Government Land (GL) within the Site (about 51m2) has been fenced
off/unlawfully occupied on or after 28.3.2017 without any permission. Any
occupation of GL without Government’s prior approval is an offence under Cap.28.
LandsD objects to the application since there is unlawful occupation of GL and
regularisation would not be considered according to the prevailing land policy. The
lot owner(s) should immediately cease the unlawful occupation of GL as demanded
by LandsD. His office reserves the rights to take necessary land control action against
the unlawful occupation of GL without further notice; and

� the lot owner(s) shall cease the occupation of GL and apply to his office for a Short
Term Waiver (STW) and/or Short Term Tenancy (STT) to permit the structure(s)
erected within the private lots and the occupation of GL.  The application for STW
and STT will be considered by the Government in its capacity as a landlord and there
is no guarantee that it will be approved.  The STW and STT, 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
proposed use is temporary in nature, only erection of temporary structure(s) will be
considered;

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

� HyD shall not be responsible for the maintenance of proposed access connecting
between the Site and Kam Shui Road; and

� adequate drainage measures shall be provided to prevent surface water running from
the Site to the nearby public roads and drains;

(e) to note the comments of the Commissioner of Transport that:

� the Site is connected to the public road network via a section of a local access road
which is not managed by Transport Department. The land status of the local access
road should be checked with LandsD. Moreover, the management and maintenance
responsibilities of the local access road should be clarified with the relevant lands and
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maintenance authorities accordingly. Sufficient manoeuvring space shall be
provided within the Site. No vehicle is allowed to queue back to or reverse onto/from
public road at any time during the planning approval period;

(f) to note the comments of the Director, Agriculture, Fisheries and Conservation that:

� to adopt appropriate measures to avoid causing disturbance and pollution to the
mitigation woodland located to the east and northeast of the Site;

(g) to note the comments of the Director of Fire Services that:

� in consideration of the design/nature of the proposal, fire service installations (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 also 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 FSIs to be installed should be clearly marked on the layout plans; and

� if the proposed structures are 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;

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

� it is noted that three structures are proposed in the application.  Before any new
building works (including containers/open sheds as temporary buildings, demolition
and land filling, etc.) are to be carried out on the Site, prior approval and consent of
the Building Authority should be obtained, otherwise they are unauthorised building
works (UBW) under the BO.  An Authorised Person should be appointed as the co-
ordinator for the proposed building works in accordance with the BO;

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

� for unauthorised building works erected on leased land, enforcement action may be
taken by the BD to effect their removal in accordance with the prevailing enforcement
policy against UBW as and when necessary.  The granting of any planning approval
should not be construed as an acceptance of any existing building works or UBW on
the Site under the BO;

� 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

� detailed checking under the BO will be carried out at building plan submission stage;
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(i) to note the comments of the Director of Environmental Protection that:

� the revised “Code of Practice on Handling the Environmental Aspects of Temporary
Uses and Open Storage Sites” shall be followed;

� the relevant guidelines and requirements in relevant Professional Persons
Environmental Consultative Committee Practice Notes (ProPECCPNs), in particular
the ProPECC PN 1/23 “Drainage Plans subject to Comment by the Environmental
Protection Department” shall be followed;

� adequate supporting infrastructure/facilities for proper collection, treatment and
disposal of waste/wastewater generated from the proposed use shall be provided; and

� the proposed use at the Site shall meet the statutory requirements under relevant
environmental legislation; and

(j) to note the comments of the Director of Electrical and Mechanical Services that:

� in the interests of public safety and ensuring the continuity of electricity supply, the
parties concerned with planning, designing, organising and supervising any activity
near the underground cable under the application should approach the electricity
supplier (i.e. CLP Power) for the requisition of cable plans to find out whether there
is any underground cable within and/or in the vicinity of the concerned site. They
should also be reminded to observe the Electricity Supply Lines (Protection)
Regulation and the “Code of Practice on Working near Electricity Supply Lines”
established under the Regulation when carrying out works in the vicinity of the
electricity supply lines.
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