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香港新界錦田吉慶圍 236 號盈匯坊 D 座  (852) 2339 0884  (852) 2323 3662 

Block D, The Richfield, 236 Kat Hing Wai, Kam Tin, NT, HK  (852)  matthewng@r-riches.com.hk 

 

 
 

Our Ref.: DD117 Lot 1339 S.G & S.H ss.1 

Your ref.: TPB/A/YL-TT/515 

 

The Secretary 

Town Planning Board 

15/F, North Point Government office 

333 Java Road 

North Point, Hong Kong 

 

Dear Sir, 

 

1st Further Information 

 

Proposed Temporary Place of Recreation, Sports or Culture (Hobby Farm)  

for a Period of 5 Years and Filling of Land in "Agriculture" and “Green Belt” Zones, 

Lots 1339 S.G and 1339 S.H ss.1 in D.D. 117, Tai Tong, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-TT/515) 

 

We are writing to submit further information to address departmental comments of the 

subject application (Appendix I). 

 

Should you require more information regarding the application, please contact our Mr. Bon 

TANG at  or the undersigned at your convenience. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 
Matthew NG 

 

 

 

 

 

 

 

 

 

cc DPO/TMYLW, PlanD  (Attn.: Ms. Hilary WONG  email: hhlwong@pland.gov.hk) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

25 February 2021 
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Responses-to-Comments  

 

Proposed Temporary Place of Recreation, Sports or Culture (Hobby Farm) for a Period of 5 Years and Filling of Land 

in "Agriculture" and “Green Belt” Zones, Lots 1339 S.G and 1339 S.H ss.1 in D.D. 117, Tai Tong, Yuen Long, New Territories 

 

(Application No. A/YL-TT/515) 

 

(i) A RtoC Table: 

 

Departmental Comments Applicant’s Responses 

1. Comments of Commissioner for Transport 

 (Contact Person: Ms. Grace FOK; Tel: 2399 2565) 

(a) The applicant provide hourly trip generation and trip attraction of the 

proposed development with reference to the nearby developments of 

similar nature; 

 

The breakdown of the estimated vehicular trips generated by the 

proposed development is provided for your consideration (Annex I). 

(b) The applicant should specify the type and size of vehicles going to/from the 

proposed development; 

 

Only private car and light goods vehicle will access the application site 

(the Site).  Sufficient space is provided for vehicle to smoothly 

manoeuvre within the Site (Plan 1).  No medium or heavy goods 

vehicles exceeding 5.5 tonnes, including container tractors/trailers is 

allowed to access the Site at any time during the planning approval 

period. 

 

(c) The applicant should demonstrate that the proposed parking arrangement 

could satisfy the parking need of the proposed development, including the 

parking need of the staff; 

 

One private car parking space and one loading/unloading (L/UL) space 

for light goods vehicle are provided for staff only.  Visitor is required to 

make appointment in advance to access the Site.  This could help to 

regulate the number of visitor at the Site. Majority of staff and visitor 
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are required to make good use of nearby public transport services at 

Tai Tong Road then walk to the Site (Plan 2).  

 

(d) The layout plan showing the connection between the proposed 

development and Tai Tong Road is unclear. Please re-provide. 

 

The Site is accessible from Tai Tong Road via a local access (Annex II 

and Plan 3). 
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Vehicular Trips Generated by the Proposed Development 

 

Proposed Temporary Place of Recreation, Sports or Culture (Hobby Farm)  

for a Period of 5 Years and Filling of Land in "Agriculture" and “Green Belt” Zones, 

Lots 1339 S.G and 1339 S.H ss.1 in D.D. 117, Tai Tong, Yuen Long, New Territories 

 

(Application No. A/YL-TT/515) 

 

(i) The operation hours of the proposed development are 09:00 to 18:00 daily (including public 

holiday).  

 

(ii) One private car parking space and one loading/unloading space for light goods vehicle are 

provided for staff. 

 

(iii) The breakdown of the estimated vehicular trips generated by the proposed development are as 

follows: 

 

Time Period 

Trip Generation 

(Weekend and Public Holiday) 

Private Car Light Goods Vehicle 2-Way 

Total In Out In Out 

AM Peak 
09:00 – 

10:00 
1 1 0 0 2 

 

10:00 – 

11:00 
0 0 1 1 2 

11:00 – 

12:00 
0 0 0 0 0 

12:00 – 

13:00 
0 0 1 1 2 

13:00 – 

14:00 
1 1 0 0 2 

14:00 – 

15:00 
0 0 1 1 2 

15:00 – 

16:00 
0 0 0 0 0 

16:00 – 

17:00 
0 0 1 1 2 

PM Peak 
17:00 – 

18:00 
1 1 0 0 2 
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Maneuvering Space at the Local Access 

 

Proposed Temporary Place of Recreation, Sports or Culture (Hobby Farm)  

for a Period of 5 Years and Filling of Land in "Agriculture" and “Green Belt” Zones, 

Lots 1339 S.G and 1339 S.H ss.1 in D.D. 117, Tai Tong, Yuen Long, New Territories 

 

(Application No. A/YL-TT/515) 

 

(i) The Site is accessible from Tai Tong Road via a local access.  Sufficient space is provided for 

vehicle to smoothly maneuver along the local access to Tai Tong Road, details are as follows: 
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Relevant Extract of Town Planning Board Guidelines for
Application for Development within Green Belt Zone

under Section 16 of the Town Planning Ordinance
(TPB PG-No. 10)

The relevant assessment criteria are as follows:

(a) There is a general presumption against development (other than redevelopment) in
a “Green Belt” (“GB”) zone. In general the Board will only be prepared to approve
applications for development in the context of requests to rezone to an appropriate
use.

(b) An application for new development in a “GB” zone will only be considered in
exceptional circumstances and must be justified with very strong planning grounds.
The scale and intensity of the proposed development including the plot ratio, site
coverage and building height should be compatible with the character of
surrounding areas. With the exception of New Territories Exempted Houses, a plot
ratio up to 0.4 for residential development may be permitted.

(c) Applications for New Territories Exempted Houses with satisfactory sewage
disposal facilities and access arrangements may be approved if the application sites
are in close proximity to existing villages and in keeping with the surrounding uses,
and where the development is to meet the demand from indigenous villagers.

(d) Redevelopment of existing residential development will generally be permitted up
to the intensity of the existing development.

(e) Applications for government/institution/community (G/IC) uses and public utility
installations must demonstrate that the proposed development is essential and that
no alternative sites are available. The plot ratio of the development site may exceed
0.4 so as to minimize the land to be allocated for G/IC uses.

(f) Passive recreational uses which are compatible with the character of surrounding
areas may be given sympathetic consideration.

(g) The design and layout of any proposed development should be compatible with the
surrounding area. The development should not involve extensive clearance of
existing natural vegetation, affect the existing natural landscape, or cause any
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adverse visual impact on the surrounding environment.

(h) The vehicular access road and parking provision proposed should be appropriate to
the scale of the development and comply with relevant standards. Access and
parking should not adversely affect existing trees or other natural landscape features.
Tree preservation and landscaping proposals should be provided.

(i) The proposed development should not overstrain the capacity of existing and
planned infrastructure such as sewerage, roads and water supply. It should not
adversely affect drainage or aggravate flooding in the area.

(j) The proposed development must comply with the development controls and
restrictions of areas designated as water gathering grounds.

(k) The proposed development should not overstrain the overall provision of G/IC
facilities in the general area.

(l) The proposed development should not be susceptible to adverse environmental
effects from pollution sources nearby such as traffic noise, unless adequate
mitigating measures are provided, and it should not itself be the source of pollution.

(m)Any proposed development on a slope or hillside should not adversely affect slope
stability.
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Previous Application Covering the Application Site

Rejected Application

Application No. Proposed Use(s) /
Development(s)

Date of Consideration
(TPB)

Rejection
Reason(s)

1 A/YL-TT/315 Temporary Open Storage of
Construction Machinery and
Materials for a Period of 3
Years

28.3.2014
(on review)

(1), (2), (3),
(4)

Rejection Reason(s):
(1) The development is not in line with the planning intention of the “AGR” zone which is primarily to

retain and safeguard good quality agricultural land/farm/fish ponds for agricultural purposes, and to
retain fallow arable land with good potential for rehabilitation for cultivation and other agricultural
purposes. No strong planning justification has been given in the submission for a departure from the
planning intention, even on a temporary basis.

(2) The development under application does not comply with the Town Planning Board Guidelines for
Application for Open Storage and Port Back-up Uses (TPB PG-No. 13E). There is no previous planning
approval has been granted to the site and there are adverse departmental comments and local objections
against the application.

(3) The applicant fails to demonstrate that the development would not generate adverse environmental,
landscape and drainage impacts on the surrounding areas.

(4) The approval of the application, even on a temporary basis, would set an undesirable precedent for
similar applications within the “AGR” zone. The cumulative effect of approving such applications would
result in a general degradation of the rural environment of the area.
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Similar Applications within/straddling the
subject “AGR” and “GB” Zones on the OZP

Approved Applications

Application
No. Zoning(s) Proposed Use(s) /

Development(s)

Date of
Consideration

(RNTPC)

Approval
Condition(s)

1 A/YL-TT/394 “AGR” Temporary Place of Recreation,
Sports or Culture (Hobby Farm)
for a Period of 3 Years

9.12.2016
[revoked on 9.6.2017]

(1), (2), (3), (4),
(5), (6), (7), (8),
(9), (10), (11)

2 A/YL-TT/417 “AGR”, “GB”
and “Open

Storage” (“OS”)

Temporary Place of Recreation,
Sports or Culture (Hobby Farm)
for a Period of 3 Years

4.5.2018
[revoked on 4.10.2020]

(1), (2), (3), (4),
(5), (6), (7), (8),
(9), (10), (11),
(12)

Approval Conditions:
(1) No vehicle is allowed to queue back to or reverse onto/from public road.
(2) Provision of boundary fence on the site.
(3) Submission and/or implementation of (the revised) landscape and/or tree preservation proposals.
(4) Submission and/or implementation of (the revised) drainage proposal.
(5) Revocation of planning approval if any of the conditions is not complied with at any time or by the

specified date.
(6) Reinstatement of the site to an amenity area upon expiry of the planning permission.
(7) Submission and/or implementation of (the accepted) fire service installations proposal.
(8) Maintenance of the implemented drainage facilities on the site at all times.
(9) No night-time operation during specific time limit is allowed on the site.
(10) No medium or heavy goods vehicles exceeding 5.5 tonnes, including container tractors/trailers, is

allowed to be parked/stored on or enter/exit the site.
(11) Submission and/or implementation of (the accepted) run-in/out proposal.
(12) No public announcement system, portable loudspeakers or any form of audio amplification system, is

allowed on the site.

Rejected Applications

Application
No. Zoning(s) Proposed Use(s) /

Development(s)
Date of Consideration

(RNTPC)
Rejection
Reason(s)

1 A/YL-TT/353 “AGR” Proposed Temporary Place
of Recreation, Sports or
Culture (Hobby Farm) for a
Period of 3 Years

18.9.2015 (1), (2), (3)

2 A/YL-TT/503 “GB” Filling of Land for
Permitted Agricultural Use
(Apiary)

21.8.2020 (4), (5)

Rejection Reason(s)
(1) The proposed development is not in line with the planning intention of the “Agriculture” (“AGR”) zone

which is primarily 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
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cultivation and other agricultural purposes. No strong planning justification has been given in the
submission for a departure from the planning intention, even on a temporary basis.

(2) The applicant fails to demonstrate that the proposed development would not generate adverse landscape
impact on the surrounding areas.

(3) Approving the application would set an undesirable precedent for similar applications within the “AGR”
zone, the cumulative effect of which would result in a general degradation of the rural environment and
landscape quality of the area.

(4) The filling of land is not in line with the planning intention of the “GB” zone, which is primarily to
define the limits or urban development areas by natural features and to contain urban sprawl.  There is
no strong planning justification in the submission for a departure from such planning intention and the
applicant also fails to justify the need for land filling.

(5) Approval of the application would set an undesirable precedent for similar applications within the “GB”
zone, the cumulative effect of which will result in a general degradation of the rural environment.
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Advisory Clauses 

 

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

application site (the Site); 

 

(b) the planning permission is given to the development/uses under application. It does not 

condone any other development/use (i.e. open storage of construction materials) which 

currently exists on the Site but not covered by the application. Immediate action should be 

taken to discontinue such development/use not covered by the permission; 

 

(c) to note the comments of the District Lands Officer/Yuen Long, Lands Department that 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.  The lot owner(s) will need to apply to her office to permit the 

structures to be erected or to 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.  Applications for any of the above will be 

considered by her department acting in the capacity of the landlord or lessor at its sole 

discretion and there is no guarantee that such application will be approved.  If such 

application is approved, it will be subject to such terms and conditions, including among 

others the payment of rent or fee, as may be imposed by her department; 

 

(d) to note the comments of the Commissioner for Transport that the land status of the 

road/path/track leading to the Site from Tai Tong Road shall be checked with the lands 

authority.  The management and maintenance responsibilities of the access road/path/track 

shall be clarified and consulted with the relevant management and maintenance authorities 

accordingly.  Sufficient space should be provided within the Site for manoeuvring of 

vehicles.  No parking of vehicles on public road are allowed; 

 

(e) to note the comments of the Chief Highway Engineer/New Territories West, Highways 

Department that adequate drainage measures should be provided at the site access to prevent 

surface water flowing from the Site to the nearby public roads/drains.  His department shall 

not be responsible for the maintenance of any access connecting the Site and Tai Tong Road; 

 

(f) to note the comments of the Director of Environmental Protection that the relevant 

mitigation measures and requirements in the latest “Code of Practice on Handling the 

Environmental Aspects of Temporary Uses and Open Storages Sites” issued by the 

Environmental Protection Department should be followed to minimise any potential 

environmental nuisances on the surrounding areas. The Site should not be filled with 

construction waste and it is your responsibility to comply with all relevant environmental 

legislations during construction and operation of the project. During construction, the 

Recommended Pollution Control Clauses for Construction Contracts should be followed; 

 

(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.  Relevant layout plans incorporated with the proposed FSIs should be submitted to 

his department for approval.  The layout plans should be drawn to scale and depicted with 

dimensions and nature of occupancy, the location of where the proposed FSIs to be installed 

should also be clearly marked on the layout plans. 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 
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(h) to note the comments of the Chief Building Surveyor/New Territories West, Buildings 

Department (BD) that 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 (BA) 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. 

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. 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 

the building plan submission stage. Any temporary shelters or converted containers for 

office, storage, washroom or other uses considered as temporary buildings are subject to the 

control of Part VII of the B(P)R. Detailed checking under the BO will be carried out at 

building plan submission stage. 
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