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Executive Summary 

 

1. The application site (the Site) is on Lot No. 74 (Part) in D.D. 126, Ping Shan, Yuen Long, New 

Territories. 

2. The site area is about 4,010 m2.  No Government Land is involved. 

3. The Site falls within an area zoned “Recreation” (“REC”) on the Approved Ping Shan Outline Zoning 

Plan (OZP) No. S/YL-PS/20. 

4. The applied use is ‘Proposed Temporary Shop and Services (Fresh Provision Shop and Retail Shop 

for Gardening, Hardware Groceries and Construction Materials)’ for a period of 5 years and 

associated Filling of Land.  According to the Notes of the OZP, the applied use is a Column 2 use 

within the “REC” zone on the OZP requiring planning permission from the Town Planning Board, 

which may be permitted with or without conditions. 

5. A total of 8 nos. of single-storey temporary structures with building height of about 9 m are proposed 

for fresh provision shop, retail shop for gardening materials, hardware groceries and construction 

materials and office uses.  The gross floor area is about 1,777 m2. 

6. Operation hours are from 9 a.m. to 7 p.m. daily (including Sundays and public holidays). 

7. Potential adverse impacts on drainage, traffic, fire safety and environment to the surrounding area 

arising from the applied use are not anticipated. 

 

行政摘要 

 

1. 申請地點位於新界元朗屏山丈量約份第 126約地段第 74號（部份）。 

2. 申請地點的面積約 4,010平方米，申請範圍不包括任何政府土地。 

3. 申請地點在《屏山分區計劃大綱核准圖編號 S/YL-PS/20》上劃為「康樂」地帶。 

4. 申請用途為「擬議臨時商店及服務行業（新鮮糧食店以及園藝、五金雜貨及建築材料零售店）

（為期 5年）」，並進行相關填土工程。根據有關分區計劃大綱圖的《注釋》，申請用途在大綱

圖上的「康樂」地帶內屬於第二欄用途，須向城市規劃委員會申請，可能在有附帶條件或無附

帶條件下獲准。 

5. 申請地點擬議提供 8個高度約 9米的單層臨時構築物作新鮮糧食店、園藝材料銷售、五金雜貨

及建築材料銷售以及辦公室用途，總樓面面積約 1,777平方米。 

6. 營運時間為每日上午 9時至下午 7時（包括星期日及公眾假期）。 

7. 申請用途預期不會對鄰近地區的排水、交通、消防及環境方面帶來潛在負面影響。 

mylwong
矩形
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Planning Statement 

 

 

Introduction 

 

1. This Planning Statement is submitted to the Town Planning Board (“the Board”) on behalf of 

Mr. TANG Chi Hok (“the Applicant”) in support of the planning application for ‘Proposed 

Temporary Shop and Services (Fresh Provision Shop and Retail Shop for Gardening, 

Hardware Groceries and Construction Materials) for a period of 5 years and associated Filling 

of Land’ (“the Proposed Development”) at Lot No. 74 (Part) in D.D. 126, Ping Shan, Yuen 

Long, New Territories (“the Site”) under Section 16 of the Town Planning Ordinance. 

 

 

Application Site (Plans 1 and 2) 

 

2. The Site comprises Lot No. 74 (Part) in D.D. 126, Ping Shan, Yuen Long, New Territories.  

The Site is accessible from Tin Wah Road via a local track leading to the ingress to its east. 

 

3. The site area is about 4,010 m2.  No Government Land is involved. 

 

 

Planning Context 

 

4. The Site falls within an area zoned “Recreation” (“REC”) on the Approved Ping Shan Outline 

Zoning Plan (OZP) No. S/YL-PS/20. 

 

5. The planning intention of the “REC” zone is intended primarily for recreational developments 

for the use of the general public.  It encourages the development of active and/or passive 

recreation and tourism/eco-tourism.  Uses in support of the recreational developments may be 

permitted subject to planning permission. 

 

6. The applied use is a Column 2 use within the “REC” zone on the OZP which may be 

permitted with or without conditions by the Board.  Any filling of land within the “REC” 

zone shall not be undertaken without the permission from the Board. 

 

7. Provided that the structures of the Proposed Development are temporary in nature, approval 

of the application on a temporary basis for a period of 5 years would not frustrate the long-

term planning intention of the “REC” zone. 

 

 

Development Parameters  

 

8. The following table summarises the details of the structures on site (Plan 3): 

 



Appendix I 

2/4 
W:\P24032 Tang Chi Hok 鄧志學_D.D. 126 Lot 74, 87 RP 申請臨時商店及服務行業(園藝及建築材料銷售)\P24032 Planning Statement.doc 

 

9. The Proposed Development serves to meet the demand of local residents and operators in the 

vicinity for fresh food, hardware groceries, gardening and construction materials.  They could 

save time and cost of travelling for obtaining such gooods all at once. 

 

10. The temporary structures have a building height of about 9 m in order to stock taller and 

larger goods. 

 

11. Structure 1 is an existing temporary structure on site to support the existing barbecue site 

adjacent to the Site.  The Site is hard-paved with concrete of about 0.2 m in depth.  The 

current application serves to regularise the erection of existing temporary structure and the 

filling of land for providing a solid ground for the erection of temporary structures and site 

maintenance (Plan 5). 

 

12. The Site is accessible from Tin Wah Road via a local access.  An entrance of about 10 m in 

width is provided for vehicular access at the eastern part of the Site.  2 nos. of parking space 

for private cars are proposed within the Site for customers and 1 no. of parking space for light 

goods vehicle (LGV) and 1 no. of parking space for medium goods vehicle (MGV) are 

proposed within the Site for the daily operation of the Proposed Development.  Sufficient 

space is allowed for vehicle manoeuvring within, entering and leaving the Site (Plan 4).  No 

parking, reversing or turning of vehicles on public road is expected.  Parking spaces will be 

reserved for customers who have given prior notification. 

 

13. Operation hours are from 9 a.m. to 7 p.m. daily (including Sundays and public holidays).   

 

 

Similar Applications 

 

14. There are 3 similar applications for shop and services use approved by the Rural and New 

Town Planning Committee (“the Committee”) within the “REC” zone on the OZP in the past 

5 years: 

 

No. Uses 
Floor Area 

(ab.) (m2) 

Covered Area 

(ab.) (m2) 

Height 

(ab.) (m) 

No. of 

Storey 

1 Fresh Provision Shop 256 256 

9 1 

2 

Retail Shop for hardware 

groceries, gardening and 

construction materials 

225 225 

3 225 225 

4 225 225 

5 225 225 

6 225 225 

7 225 225 

8 

Retail Shop for hardware 

groceries and construction 

materials with Ancillary Office 

171 171 

Total 1,777 1,777 

 
 

Plot Ratio Site Coverage 

0.44 44% 
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Application No. Applied Use 
Date of 

Approval 

A/YL-PS/614 

Proposed Temporary Shop and Services (Convenience 

Store and Retail Shop) with Ancillary Office and Toilet 

for a Period of 3 Years 

9.10.2020 

A/YL-PS/675 

Proposed Temporary Shop and Services (Selling of 

Gardening and Construction Materials) for a Period of 5 

Years and Associated Filling of Land 

31.3.2023 

A/YL-PS/699 

Proposed Temporary Shop and Services (Selling of 

Gardening and Construction Materials) for a Period of 5 

Years and Associated Filling of Land 

24.11.2023 

 

15. The similar applications were approved by the Committee between 2020 and 2023 on 

considerations that temporary approval would not frustrate the long-term planning intention 

of the “REC” zone; not incompatible with surrounding land uses; and no adverse 

departmental comments or their technical concerns could be addressed by appropriate 

approval conditions. 

 

16. Given that the planning context of the adjacent areas has not been significantly altered, it is 

considered that the planning circumstances of the application are relevant to the similar 

approved applications. 

 

 

No Adverse Impacts to the Surroundings 

 

Visual and Landscape 

 

17. The Proposed Development only involves the erection of single-storey temporary structures.  

The applied use is considered not incompatible with surrounding land uses intermixed with 

vehicle parks, open storage of construction materials, barbecue site, pond and grassland.  

 

18. No vegetation clearance and tree felling would be carried out at the Site.  As such, adverse 

visual and landscape impacts to the surrounding areas should not be anticipated. 

 

Traffic 

 

19. The trip attraction and generation rates are expected as follows: 

 

Trip 

Time 

Weekday Weekend 

Attractions Generations Attractions Generations 

09:00 – 10:00 1 0 0 0 

10:00 – 11:00 0 0 1 0 

11:00 – 12:00 0 1 0 0 

12:00 – 13:00 0 0 0 1 

13:00 – 14:00 0 0 0 0 
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14:00 – 15:00 1 0 0 0 

15:00 – 16:00 0 1 1 0 

16:00 – 17:00 1 0 1 0 

17:00 – 18:00 0 0 0 1 

18:00 – 19:00 0 1 0 1 

Total Trips 3 3 3 3 

 

20. In view of the low trip attraction and generation rates, it is expected that the Proposed 

Development should not cause adverse traffic impacts to the adjacent areas and road network. 

 

21. The Site is accessible from Tin Wah Road via a local access.  An entrance of about 10 m in 

width is provided for vehicular access at the eastern part of the Site.  2 nos. of parking space 

for private cars, 1 no. of parking space for LGV and 1 no. of parking space for MGV are 

proposed within the Site.  Sufficient space is allowed for vehicle manoeuvring within, 

entering and leaving the Site (Plan 4).  No parking, reversing or turning of vehicles on public 

road is expected.  Parking spaces will be reserved for customers who have given prior 

notification. 

 

22. Customers are encouraged to get access to the Site by public transport services, which are 

available at a distance of about 650-700 m to the west of the Site.  The estimated walking time 

is about 10 minutes (Plan 6). 

 

Environment 

 

23. The Applicant undertakes to 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 Environmental Protection Department in order to minimise any possible environmental 

nuisances, and to comply with all environmental protection/pollution control ordinances. 

 

24. No public announcement systems, whistle blowing or portable loudspeaker will be allowed 

within the Site.  Potential adverse noise impacts to the surrounding areas are not anticipated. 

 

Drainage 

 

25. The Applicant will submit a drainage proposal, with the provision of periphery u-channels 

and catchpits to mitigate the potential adverse drainage impacts generated by the Proposed 

Development after planning approval has been granted from the Board.  The Applicant will 

proceed to implement the proposed drainage facilities at the Site once the drainage proposal is 

accepted by the Drainage Services Department. 

 

Fire Safety 

 

26. The Applicant will submit a layout plan incorporated with the proposed fire service 

installations (FSI) after planning approval has been granted from the Board.  The Applicant 

will proceed to implement the FSI proposal at the Site once it is accepted by the Director of 

Fire Services. 

- End - 
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Relevant extract of the Town Planning Board Guidelines for
Application for Developments within Deep Bay Area

under Section 16 of the Town Planning Ordinance
(TPB PG-No. 12C)

Wetland Buffer Area (WBA)

(a) The intention of the WBA is to protect the ecological integrity of the fish ponds and
wetland within the Wetland Conservation Area (WCA) and prevent development that
would have a negative off-site disturbance impact on the ecological value of fish ponds;
and

(b) Within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment (EcoIA) would need to be submitted.  Some local and
minor uses (including temporary uses) are however exempted from the requirement of
EcoIA.

List of Uses Exempted from Ecological Impact Assessment Within the Wetland Buffer Area

For planning applications involving uses/development within the Wetland Buffer Area, the
following uses/development are exempted from the requirement of ecological impact assessment
as part of the submission to the Board:

- Temporary Uses
- Agricultural Use (except in SSSI Zone)
- Ancestral Hall
- Bank#
- Barbecue Spot
- Barber Shop#
- Beauty Parlour#
- Burial Ground
- Clinic/Polyclinic*
- Electricity Substation of single storey
- Government Refuse Collection Point^
- House (Alteration, modification and/or redevelopment to the existing building bulk only)
- New Territories Exempted Houses
- Off-Course Betting centre#
- On-farm Domestic Structure
- Photographic Studio#
- Playground/Playing Field in “V” and “R(D)” zones
- Police Post/Police Reporting Centre - Post Office*
- Private Club# - Public Convenience
- Public Library*
- Public Utility Installation (electricity mast, lamp pole, pipeline and telephone booth only)^
- Pumping Station of single storey
- Refreshment Kiosk
- Retail Shop#



- School*
- Showroom excluding Motor
-vehicle Showroom#
- Shrine
- Social Welfare Facility*
- Tent Camping Site

Note:
# other than free-standing building
* other than free-standing building exceeding 3 storeys
^ not applicable to the “Other Specified Uses” annotated “Eco-lodge” zone on the Ma Tso Lung
and Hoo Hok Wai Outline Zoning Plan



Appendix III of RNTPC
Paper No. A/YL-PS/730

Previous Application Covering the Site

Rejected Application

Application No. Zoning
(at the time of
consideration)

Development/Use Date of
Consideration

Rejection
Reasons

A/DPA/YL-PS/50 “Unspecified Use” Temporary Use as
Container Vehicles Park for

3 Years

16.2.1996
(TPB)

(1), (2), (3),
(4) & (5)

Rejection Reasons
(1) not in line with planning intention of the “REC” zone.
(2) not compatible with surrounding land uses.
(3) not demonstrated in the submission that the proposed development will not cause adverse impacts

on the ecology of the area.
(4) not adequately addressed the potential traffic impact of the proposed development on the

surrounding area.
(5) the road improvement work proposed by the applicant will trigger off further developments in the

area and this is highly undesirable in terms of traffic growth control.
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Similar s.16 Applications within the same “REC” Zone

Approved Applications

Application No. Development/Use Date of
Consideration

A/YL-PS/614 Proposed Temporary Shop and Services (Convenience Store and
Retail Shop) with Ancillary Office and Toilet for a Period of 3

Years

9.10.2020

(Revoked on
9.7.2022)

A/YL-PS/675 Proposed Temporary Shop and Services (Selling of Gardening and
Construction Materials) for a Period of 5 Years and Associated

Filling of Land

31.3.2023

A/YL-PS/699 Proposed Temporary Shop and Services (Selling of Gardening and
Construction Materials) for a Period of 5 Years and Associated

Filling of Land

24.11.2023
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Government Departments’ General Comments

1. Land Administration

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

� no adverse comment on the application; and

� the Site comprises Old Schedule Agricultural Lots held under the Block
Government Lease which contains the restriction that no structures are allowed to
be erected without the prior approval of the Government; and

� Lot 74 in D.D. 126 within the Site is covered by a Short Term Waiver No. 4949
for the purpose of Temporary Place of Recreation (Barbecue Spot).

2. Traffic

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

No adverse comment on the application.

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

No objection to the application.

3. Drainage

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

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

� should the Town Planning Board consider that the application is acceptable from
planning point of view, he would suggest that a condition requiring the applicant
to submit a drainage proposal including flood mitigation measures for the
proposed land filling works, to implement and maintain the proposed drainage
facilities to the satisfaction of DSD should be stipulated.

4. Fire Safety

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

� no in principle objection to the proposal subject to fire service installations (FSIs)
being provided to his satisfaction; and

� 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
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incorporated with the proposal FSIs to his department for approval.

5. Building Matters

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

No objection to the application.

6. Environment

Comments of the Director of Environmental Protection (DEP):

No objection to the application.

7. District Officer’s Comments

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

His office did not receive any feedback from locals.

8. Other Departments

The following departments has no comment on the application:

� Commissioner of Police (C of P);
� Project Manager (West), Civil Engineering and Development Department

(PM(W), CEDD);
� Director of Agriculture, Fisheries and Conservation (DAFC); and
� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD).
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Recommended Advisory Clauses

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

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that lot owner(s) shall apply to his office for Short Term Waiver
(STW) to permit the structure(s) erected or to be erected within the subject lot, if any
and apply for modification of the STW conditions where appropriate. The
application(s) for STW will be considered by the Government in its capacity as a
landlord and there is no guarantee that they will be approved. The STW, 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;

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

(i) the applicant is reminded that sufficient space within the Site should be
provided for maneuvering of vehicles;

(ii) no vehicle is allowed to queue back to or reverse onto/from public road at any
time during the planning approval period; and

the Site is connected to Tin Wah Road via a a local access which is not managed by Transport
Department.  The land status of that local access road should be checked with LandsD.  The
management and maintenance responsibilities of that local access road should be clarified
with the relevant lands and maintenance authorities accordingly;

(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 Tin Wah Road is not and will not be
maintained and be responsible by HyD;

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

(i) 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” issued by the Environmental Protection Department;

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

(i) the applicant is advised to submit relevant layout plans incorporated with the
proposed Fire Service Installations (FSIs) to his department for approval;

(ii) the applicant should be advised on the following:
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(a) the layout plans should be drawn to scale and depicted with dimensions
and nature of occupancy; and

(b) the location of where the proposed FSIs to be installed should be clearly
marked on the layout plans; and

(iii) the applicant is reminded that if the proposed structure(s) is required to comply
with the Buildings Ordinance (BO) (Cap. 123), detailed fire service
requirements will be formulated upon receipt of formal submission of general
building plans; and

(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that the applicant is required to demonstrate in the
drainage proposal that the proposed land filling works will not obstruct the overland
flow nor cause any adverse drainage impact to the adjacent areas.  The applicant shall
be liable for any adverse drainage impact due to the proposed land filling works;

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

(i) the Site shall be provided with means of obtaining access thereto from a street
and emergency vehicular access in accordance with Regulations 5 an 41D of
the Building (Planning) Regulations (B(P)R) respectively;

(ii) the Site does not abut on a specified street of not less than 4.5m wide and its
permitted development intensity shall be determined under Regulation 19(3)
of the B(P)R at the building plan submission stage;

(iii) before any new building works (including containers/open sheds as temporary
buildings, demolition and land filling, etc.) are to be carried out on the site,
prior approval and consent of the BA should be obtained, otherwise they are
unauthorised building works (UBW) under BO.  An Authorised Person
should be appointed as the co-ordinator for the proposed building works in
accordance with the BO;

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

(v) 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 B(P)R; and

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