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Date: 1 March 2021 

 

TPB Ref.: A/YL-TT/516 

                                                     By Email 

Town Planning Board 

15/F, North Point Government Offices 

333, Java Road 

North Point 

Hong Kong 

(Attn: The Secretary) 

 

Dear Sir, 

 

Proposed Temporary Shop and Services (Sales of Building Materials) 

for a Period of 3 Years at Lot 1607 RP (Part) in D.D. 119, Muk Kiu 

Tau Tsuen, Yuen Long, N.T. 

 

This letter intends to supersede our letter dated 1.3.2021.  

 

Our response to the comments of Transport Department and Director of Fire Services 

is as follows: 

 

Transport Department’s comments Response 

(i) The applicant should clarify how the 

proposed development connects to 

Kiu Hing Road. 

Photo 1 shows how the proposed 

development connects to Kiu Hing Road. 

There is an existing run-in/out connecting 

Kiu Hing Road.  

 

Director of Fire Services’s comments Response 

(i) Clarification shall be made on 

whether the travel distance from the 

access for emergency vehicle to all 

structures is less than 30m.  

We confirm that the travel distance from 

the access for emergency vehicle to all 

structures is less than 30m. 

 

 

Yours faithfully, 

 

 

 

 

 

                                                     Patrick Tsui 

 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Miss Hilary 

WONG) – By Email 
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Photo 1 

 

 

 

  

Kiu Hing 

Road 

Application site 
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Date: 15 March 2021 

 

TPB Ref.: A/YL-TT/516 

                                                     By Email 

Town Planning Board 

15/F, North Point Government Offices 

333, Java Road 

North Point 

Hong Kong 

(Attn: The Secretary) 

 

Dear Sir, 

 

Proposed Temporary Shop and Services (Sales of Building Materials) 

for a Period of 3 Years at Lot 1607 RP (Part) in D.D. 119, Muk Kiu 

Tau Tsuen, Yuen Long, N.T. 

 

We wrote to confirm that no medium or heavy goods vehicles exceeding 5.5 tonnes, 

including container tractors/trailers, as defined in the Road Traffic Ordinance, are 

allowed to be parked/stored on or enter/exit the site. 
 

Yours faithfully, 

 

 

 

 

 

                                                     Patrick Tsui 

 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Miss Hilary 

WONG) – By Email 
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Previous Application covering the Application Site

Approved Application

Application
No.

Proposed Use(s) /
Development(s)

Date of Consideration
(RNTPC)

Approval
Condition(s)

1 A/YL-TT/440 Proposed Temporary Shop
and Services for a Period of 3
Years

21.9.2018
(revoked on 21.2.2021)

(1), (2), (3),
(4), (5), (6),
(7), (8)

Approval Condition(s):

(1) No operation between 4:00 p.m. and 10:00 a.m. is allowed on the site.
(2) No medium or heavy goods vehicles is allowed to be parked/stored on or enter/exit the site.
(3) No queuing and reverse movement of vehicle is allowed on public road.
(4) Submission and implementation of landscape proposal.
(5) Submission and implementation of drainage proposal.
(6) Maintenance of implemented drainage facilities.
(7) Submission and implementation of fire service installations proposal.
(8) Revocation of planning approval if conditions not complied with by a given date/at any time during

the approval period.
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Similar Applications within/ straddling the Subject “V” Zone on the OZP

Approved Applications

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

Date of
Consideration

(RNTPC)

Approval
Condition(s)

1 A/YL-TT/436 Proposed Temporary Shop and
Services (Vehicle Parts Shop)
for a Period of 3 Years

17.8.2018
(revoked on
17.2.2019)

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

2 A/YL-TT/450* Proposed Temporary Shop and
Services (Retail Shop for
Plants) with Plant Nursery for a
Period of 3 Years

12.4.2019
(revoked on
12.3.2021)

(1), (2), (3), (5),
(8), (9), (10), (11)

*Straddling the adjacent “Agriculture” Zone.

Approval Condition(s):
(1) No operation during specific time limit is allowed on the site.
(2) No medium or/and heavy goods vehicle exceeding 5.5 tonnes is allowed to be

parked/stored on or enter/exit the site.
(3) Restriction on workshop activities at the site.
(4) No vehicle is allowed to be parked at night within the site.
(5) No vehicle is allowed to queue back to or reverse onto/from public road.
(6) Provision of boundary fencing.
(7) Submission and implementation of road connection or run-in/out proposal.
(8) Submission and implementation of drainage proposal.
(9) Maintenance of implemented drainage facilities on the site.
(10) Submission and implementation of fire service installations proposal.
(11) Revocation of planning approval if conditions not complied with by a given date/at any time

during the approval period.
(12) Reinstatement of the site to an amenity area upon expiry of the planning permission.

Rejected Application

Application
No.

Proposed Use(s)/
Development(s)

Date of
Consideration

(RNTPC)

Rejection
Reason(s)

1 A/YL-TT/276 Temporary Retail Shop for
Restaurant Groceries for a
Period of 3 Years

18.2.2011 (1), (2), (3), (4)

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

both existing recognized villages and areas of land considered suitable for village expansion.
Land within the zone was primarily intended for development of Small Houses by indigenous
villagers. No strong planning justification has been given in the submission for a departure from
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the planning intention, even on a temporary basis.

(2) The development, which is more akin to a warehouse, is considered not compatible with the
surrounding rural land uses with existing residential dwellings and approved Small Houses
located in the vicinity of the site.

(3) The applicant fails to demonstrate that the development would not cause adverse drainage
impact on the surrounding areas.

(4) Approval of the application would set an undesirable precedent for similar uses to proliferate
into the zone. The cumulative effect of approving such applications would result in a general
degradation of the environment of the area.
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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. storage of assorted items) 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
(DLO/YL, LandsD) that the Site comprises an Old Schedule Agricultural Lot 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 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 land status of the
road/path/track leading to the Site from Kiu Hing 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 Kiu Hing Road;

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

(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department
on the submitted drainage proposal that whether the proposed 300mm surface U-channel
outside the site (i.e. drainage outlet) would cross Kiu Hing Road should be clarified. The
invert levels of the proposed catchpits should be shown on the drainage plan for reference.
Cross sections showing the existing and proposed ground levels of the Site with respect to
the adjacent areas should be given. The location and details (i.e. cross section) of the
proposed hoarding/ peripheral wall, if any, should be shown on the proposed drainage plan.
Overland flow from adjacent area should not be obstructed. The proposed development
should neither obstruct overland flow nor adversely affect any existing natural streams,
village drains, ditches and the adjacent areas, etc. DLO/YL, LandsD should be consulted
and consent from relevant lot owners shall be sought for any works to be carried out outside
your lot boundary before commencement of the drainage works;
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(h) to note the comments of the Director of Fire Services that the installation/ maintenance/
modification/ repair work of fire service installation shall be undertaken by an Registered
Fire Service Installation Contractor (RFSIC). The RFSIC shall after completion of the
installation/ maintenance/ modification/ repair work issue to the person on whose instruction
the work was undertaken a certificate (FS 251) and forward a copy of the certificate to him.
However, 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;

(i) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (BD) that if the existing structures (not being a New Territories Exempted
House) are erected on leased land without approval of the Building Authority (BA), they are
unauthorised building works (UBW) under the BO and should not be designated for any
proposed use under the application.  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.  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 UBW.  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 the building plan submission stage. 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. Detail checking
under the BO will be carried out at building plan submission stage; and

(j) to note the comments of the Project Manager (West), Civil Engineering and Development
Department that a very small portion of western part of the Site near Kiu Hing Road
encroaches on Yuen Long South (YLS) Development - Stage 2 Phase 2. The land
resumption and clearance programme of the project is subject to Executive Council’s
authorisation on land resumption and Finance Committee’s funding approval of the project.
Land clearance operation is tentatively targeted to commence in 2024. As such, no
substantial works should be carried out at the concerned small portion of the Site in view of
the planned YLS Development - Stage 2 Phase 2.
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