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Your Ref.: A/YL-TT/594 Our Ref.: P22080 

Comments from Transport Department dated 31.5.2023 

 Comments  Responses 

(a) Since Kung Um Road/Kiu Hing Road/Shap Pat Heung Road junction and 

Tai Tong Road/Tai Kei Leng Road junction are very busy during peak 

hours, any traffic flow induced on these junctions during peak hours are 

undesirable; 

 

 Operator will be advised to avoid inducing traffic flow during peak hours. 

Please refer to estimation of trip generations/attractions in Justifications 

(Appendix I) for details. 

(b) recent photos of the location of the proposed run-in/out at Kiu Hing Road 

and the road within 20m of the proposed run-in/out should be provided; 

 

 Please refer to the attached photographs for details. There is sufficient 

space from Kiu Hing Road to the site. Vehicles will not tail back and 

congest Kiu Hing Road. 

 

(c) details of the proposed run-in/out with dimensions and the corresponding 

swept path check of the run-in/out with HGV should be provided. 

 

 Please refer to Swept Path Analysis (Plan 4.1 and 4.2) for details. 
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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 1655 S.C, 1655 S.D, 1655 S.E, 1655 R.P. and 1677 (Part)  

in D.D. 119, Yuen Long, New Territories. The site is accessible via a local track from Kiu 

Hing Road. 

 

3. Site Area 

 

The site area is about 2,723 m2. No government land is involved.  

 

4. Town Planning Zoning 

 

The application site falls within the “Government, Institution or Community (1)” 

(“G/IC(1)”) zone under the DRAFT Tai Tong Outline Zoning Plan No. S/YL-TT/19. 

 

The “G/IC(1)” zone is intended primarily for the provision of Government, institution or 

community facilities serving the needs of the local residents and/or a wider district, region 

or the territory. It is also intended to provide land for uses directly related to or in support 

of the work of the Government, organizations providing social services to meet 

community needs, and other institutional establishments. 

 

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

Town Planning Board.  

 

5. Similar Applications in the Vicinity 

 

There are 6 similar planning applications in the vicinity in the past 3 years. 
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6. Development Parameters 

 

5 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) 

Height 

(about) 

No. of 

Storeys 

1 Reception 18 m2 18 m2 4.5m 1 

2 Ancillary Office 38 m2 38m2 9m 1 

3 
16 (8 x 2) Nos. of 

40ft. Container Storage 
118 m2 236 m2 6m 2 

4 
24 (12 x 2) Nos. of 

20ft. Container Storage 
177 m2 354 m2 6m 2 

5 
Shop (Hardware Groceries 

and Construction Materials) 
227 m2 227 m2 9m 1 

 Total: 578m2 873m2   

 

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. 

 

2 parking spaces for heavy goods vehicles, 2 parking spaces 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 with a local track which connects to Kiu Hing Road. The road is well 

paved. About total of 28 trip rates of vehicles are generated throughout the day. The 

increase of traffic load to Kiu Hing 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 

Heavy 

Goods 

Vehicles 

Private 

Cars 

Light 

Goods 

Vehicles 

Heavy 

Goods 

Vehicles 

08:30-10:00 0 0 0 0 0 0 

10:00-11:00 0 0 0 1 2 1 

11:00-12:00 1 2 0 0 0 0 

12:00-13:00 0 0 1 1 2 0 

13:00-14:00 1 2 0 0 0 0 
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Periods 

Trip Generation Trip Attraction 

Private 

Cars 

Light 

Goods 

Vehicles 

Heavy 

Goods 

Vehicles 

Private 

Cars 

Light 

Goods 

Vehicles 

Heavy 

Goods 

Vehicles 

14:00-15:00 0 0 0 1 2 1 

15:00-16:00 1 2 0 0 0 0 

16:00-17:00 1 2 1 1 2 0 

17:00-18:30 0 0 0 0 0 0 

Total: 4 8 2 4 8 2 

 

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. 

 

7. Planning Gain 

 

The proposed use satisfies the needs of local residents for hardware groceries and 

construction materials. Nearby residents 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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Similar Applications within the Subject “G/IC(1)” Zone on the OZP 
 
 

Approved Applications 
 

  
Application No. 

 

 
Proposed Use/Development 

 
Date of Consideration 

(RNTPC) 
 

1 A/YL-TT/518 Proposed Temporary Shop and Services for a Period 
of 3 Years 

26.3.2021 

2 A/YL-TT/526 Proposed Temporary Shop and Services for a Period 
of 3 Years 

29.10.2021 

3 A/YL-TT/527 Proposed Temporary Shop and Services for a Period 
of 3 Years 

29.10.2021 

4 A/YL-TT/528 Proposed Temporary Shop and Services for a Period 
of 3 Years 

29.10.2021 

5 A/YL-TT/532 Proposed Temporary Shop and Services for a Period 
of 3 Years 

14.1.2022 

6 A/YL-TT/540 Proposed Temporary Shop and Services for a Period 
of 3 Years 

18.2.2022 

7 A/YL-TT/568 Proposed Temporary Shop and Services for a Period 
of 3 Years 

13.1.2023 
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Government Departments’ General Comments   

1. Land Administration  

Comments of the District Lands Officer/Yuen Long, Lands Department:  

No adverse comment on the application.  

2. Traffic  

(a) Comments of the Commissioner for Transport:  

 no adverse comment on the application; and 

 the local track leading to the application site (the Site) is not under her department’s 
purview. 

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

No adverse comment on the application. 

3. Drainage  

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

 no objection in principle to the proposed development from a drainage point of view; 
and 

 should the Town Planning Board (the Board) consider the application acceptable from 
the planning point of view, approval conditions requiring submission, implementation 
and maintenance of a drainage proposal for the development to the satisfaction of the 
Director of Drainage Services or of the Board should be stipulated. 

4. Fire Safety  

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

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

5. Building Matters  

Comments of the Chief Building Surveyor/New Territories West, Buildings Department:  

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

(a) Chief Engineer/Cross-Boundary Infrastructure and Development, Planning 
Department (CE/CID, PlanD):  

 the Civil Engineering and Development Department (CEDD) and PlanD jointly 
commissioned the “Planning and Engineering Study for Housing Sites in Yuen 
Long South (YLS) – Investigation” (the YLS Study).  According to the Revised 
Recommended Outline Development Plan of YLS promulgated in May 2020, the 
Site falls partly within an area zoned “Education”, partly within an area zoned 
“Amenity” and partly within an area shown as ‘Road’; 

 a minor portion of the western part of the Site has been included in the possible 
expansion of YLS Development Area.  CEDD and PlanD are currently undertaking 
an Intensification Review on Third Phase Development (the Review) which would 
also explore the possibility to expand the Development Area by covering the 
adjacent rural land occupied by haphazard open storages, rural workshops and 
warehouses, which are mostly operating in temporary structures.  Depending on the 
results of the Review and the timetable for the implementation of the YLS 
Development, the applicant should be aware of the possible implication on land 
clearance; and 

 the objective of the YLS Study is to transform the degraded rural land 
predominantly occupied by brownfield operations including open storage yards, 
warehouses and rural industrial uses into housing and other uses with supporting 
infrastructure and community facilities, and to improve the existing environment.  
It is noted that the application is for temporary use for a period of five years.  In 
considering the application for temporary uses, due consideration should be given 
to the possible implication on land clearance which would affect the future 
implementation of YLS; and 

(b) Comments of the Project Manager (West), CEDD (PM(W), CEDD): 

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 has not received any comment from the locals.  

8. Other Departments 

 Chief Engineer/Construction, Water Supplies Department, Director of Agriculture, 
Fisheries and Conservation and Commissioner of Police have no comment on the 
application. 
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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 that the Site might be resumed at any time during the planning approval period for 
implementation of government projects; 

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

(i) 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;  

(ii) the Yuen Long South Development Area programme should be taken into account when 
drawing up the Short Term Waiver boundary; and 

(iii) the lot(s) owner(s) will need to apply to his 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 
his department 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 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 his department; 

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

(i) consent of the owners/managing parties of the local track should be obtained for using it 
as the vehicular access to the Site; and 

(ii) sufficient space should be provided within the Site for manoeuvring of vehicles.  No 
parking, queuing and reverse movement of vehicles on public road are allowed; 

(e) to note the comments of the Chief Highway Engineer/New Territories West, Highways 
Department 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 Kiu Hing Road is not and will not be maintained 
by his office.  His office shall not be responsible for maintaining any access connecting 
the Site with Kiu Hing 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 Storage Sites” should be followed to 
minimise any potential environmental nuisances on the surrounding area; 

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

(i) in consideration of the design/nature of the proposal, fire service installations (FSIs) are 
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anticipated to be required.  Relevant layout plans incorporated with the proposed FSIs 
should be submitted to his department for approval; 

(ii) the layout plans should be drawn to scale and depicted with dimensions and nature of 
occupancy, and the location of the proposed FSIs to be installed should also be clearly 
marked on the layout plans; and 

(iii) 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; 

(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 and 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 
building plan submission stage; 

(iii) if the existing structures (not being a New Territories Exempted House) are erected on 
leased land without the 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;  

(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 
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; 

(vi) 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; and 

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

(i) to note the comments of the Comments of the Project Manager (West), Civil Engineering and 
Development Department that: 
 
majority of the Site falls within the boundary of Yuen Long South (YLS) Development – Stage 
2B.  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.  Land 
resumption for the implementation of the YLS Development – Stage 2B might take place at any 
time before the expiry of the temporary planning permission and no substantial works should 
be carried out within the Site in view of the planned YLS Development – Stage 2B. 
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