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Supplementary Statement 

 

1) Background 

1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use Lot 

2661 in D.D. 124, Hung Shui Kiu, Yuen Long, New Territories (the Site) for 'Proposed Temporary 

Shop and Services with Ancillary Facilities for a Period of 5 Years' (proposed development) 

(Plan 1).   

 

1.2 Due to the rapid expansion of online shopping in recent years, there has been a consistent and 

high demand for pick-up counters for courier services.  Since the Site is situated within an 

existing residential area, the applicant would like to use the Site to operate a shop and services 

(courier services counter) to serve and bring convenience to the surrounding local residents. 

 

2) Planning Context 

2.1 The Site currently falls within an area zoned as "Residential (Group B)1" ("R(B)1") on the 

Approved Tong Yan San Tsuen Outline Zoning Plan (OZP) No.: S/YL-TYST/14 (Plan 2).  

According to the Notes of the OZP, ' Shop and Services' use is a column two use within the 

"R(B)1" zone, which requires planning permission from the Board.  As the proposed use 

intends to serve the nearby locals and the application is only on a temporary basis, it will not 

frustrate the long term planning intention of the “R(B)1” zone. 

 

2.2 The Site is surrounded by a medium-density fenced residential development.  The proposed 

development with two 1-storey structures for shop and services, guardroom and site office 

purpose are considered not incompatible with the surrounding low-rising buildings and would 

not create a visual impact to the surrounding areas.  

 

2.3 Several similar S.16 planning applications for ‘shop and service’ use were previously approved 

by the Board within the same “R(B)1” zone, which the latest application (No. A/YL-TYST/1195) 

for the same use was approved by the Board on a temporary basis of 3 years on 3/2/2023.  

Therefore, approval of the current application is in line with the Board’s previous decision and 

would not set undesirable precedent within the “R(B)1” zone. 
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3) Development Proposal 

3.1 The Site occupies an area of 1,231 m2 (about) (Plan 4).  Two 1-storey structures are proposed 

at the Site for shop and services, guardroom and site office with total gross floor area (GFA) of 

195 m2 (Plan 4).  It is estimated that the Site would be able to accommodate 4 staff and the 

Site would attract not more than 15 visitors per day.  The operation hours of the Site are 

09:00 to 21:00 daily, including public holiday.  Details of development parameters are shown 

at Table 1 below:  

 

Table 1 – Major Development Parameters 

Application Site Area 1,231 m2 (about) 

Covered Area 195 m2 (about) 

Uncovered Area 1,036 m2 (about) 

 

Plot Ratio 0.16 (about) 

Site Coverage 16% (about) 

 

Number of Structure 2 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

195 m2 (about) 

Not applicable 

195 m2 (about) 

 

Building Height 3 m (about) 

No. of Storey 1 

 

3.2 The Site is accessible from Tan Kwai Tsuen Road via a local access (Plan 1).  A total of 6 parking 

and loading/unloading (L/UL) spaces are provided within the Site.  Details of parking spaces 

are shown at Table 2 below: 

 

  Table 2 – Parking Provisions 

Type of Space No. of Space 

Private Car (PC) Parking Space for Staff 

- 2.5 m (W) x 5 m (L) 
2 

PC Parking Space for Visitor 

- 2.5 m (W) x 5 m (L) 
2 

Light Goods Vehicle (LGV) Parking Space for Staff 

- 3.5 m (W) x 7 m (L) 
1 

L/UL Space for LGV  

- 3.5 m (W) x 7 m (L) 
1 
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3.3 PC Parking space is provided for staff and visitor to commute to the Site.  LGV (of 5.5 tonnes 

max.) would be deployed for transportation of goods to/out of the Site, hence, LGV parking 

and L/UL spaces are provided to support the operation.  Medium or heavy goods vehicles 

exceeding 5.5 tonnes, including container tractors/trailers, as defined in the Road Traffic 

Ordinance, are prohibited to be parked/stored on or enter/exit the Site at any times during 

the planning approval period.  Sufficient space is provided for vehicle to smoothly 

manoeuvre within the Site to ensure no vehicle will queue back to or reverse onto/from the 

Site to the public road (Plan 5).  As trip generation and attraction of the proposed 

development is insignificant (as shown at Table 3 below), adverse traffic impact to the 

surrounding road network should not be anticipated. 

 

 

 

  

3.4 The applicant will strictly follow the ‘Code of Practice on Handling the Environmental Aspects 

of Temporary Uses and Open Storage Sites’ issued by Environmental Protection Department 

and statutory requirements under relevant pollution control ordinances to minimize adverse 

environmental impacts and nuisance to the surrounding area.  The applicant will strictly 

follow the ‘Professional Persons Environmental Consultative Committee Practice Notes 

(ProPECCPNs 1/23) when designing the on-site sewage system within the Site.  Licensed 

collectors will be employed by the applicant to collect and dispose of sewage regularly to ensure 

no overflowing of sewage at the Site.   

 

3.5 Two existing trees are located at the north-west and north-east portion of the Site respectively.  

Both existing trees will be preserved and well maintained by the applicant.  Kerbs will be 

placed in front of the existing trees to prevent them being damaged by the movement of 

vehicles (Plans 4 and 5).  No tree is proposed to be felled by the applicant during the planning 

approval period.   

Table 3 – Estimated Trip Generation and Attraction 

Time Period 

Trip Generation and Attraction 

PC LGV 
2-Way Total 

In Out In Out 

Trips at AM peak per hour 

(09:00 – 10:00) 
2 1 1 1 5 

Trips at PM peak per hour 

(18:00 – 19:00) 
1 2 0 1 5 

Traffic trip per hour 

(average) 
1 1 1 1 4 
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4) Conclusion 

4.1 The proposed development will not create significant nuisance to the surrounding areas.  

Adequate mitigation measures will be provided by the applicant, i.e. submission of drainage 

and fire service installations proposals after planning permission has been granted from the 

Board to mitigate any adverse impact arising from the proposed development. 

 

4.2 In view of the above, the Board is hereby respectfully recommended to approve the subject 

application for Proposed Temporary Shop and Services with Ancillary Facilities for a Period 

of 5 Years’. 

 

R-riches Property Consultants Limited 

December 2024 
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LIST OF PLANS 

 

Plan 1 Location Plan 

Plan 2 Plan Showing the Zoning of the Application Site 

Plan 3 Plan Showing the Land Status of the Application Site  

Plan 4 Layout Plan 

Plan 5 Swept Path Analysis 
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Our Ref.: DD124 Lot 2661  

Your Ref.:  TPB/A/YL-TYST/1296 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

1st Further Information 

 

Proposed Temporary Shop and Services with Ancillary Facilities for a Period of 5 Years in  

“Residential (Group B)1” Zone, Lot 2661 in D.D. 124, Hung Shui Kiu, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-TYST/1296) 

 

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. Danny 

NG at (852) 2339 0884 / dannyng@r-riches.com.hk or the undersigned at your convenience.  Thank 

you for your kind attention. 

 

Yours faithfully, 

 

For and on behalf of 

R-riches Property Consultants Limited 

 

 

 

 

Louis TSE 

Town Planner 

 

 

 

 

 

 

 
cc DPO/TMYLW, PlanD  (Attn.: Mr. Edwin YEUNG      email: ewsyeung@pland.gov.hk  ) 

 

盈
卓
物
業 

 

顧
問
有
限
公
司 

 

By Email 
 

24 January 2025 

Appendix Ia of RNTPC
Paper No. A/YL-TYST/1296



S.16 Planning Application No. A/YL-TYST/1296 

1 | Page - Appendix I 
(FI 1 – 20250124 - LT) 

Responses-to-Comments 

 

Proposed Temporary Shop and Services with Ancillary Facilities for a Period of 5 Years in  

“Residential (Group B)1” Zone, Lot 2661 in D.D. 124, Hung Shui Kiu, Yuen Long, New Territories 

 

(Application No. A/YL-TYST/1296) 

    

(i) A RtoC Table: 

 

Departmental Comments Applicant’s Responses 

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

(a) I must point out that the following 

irregularities covered by the subject 

planning application have been detected by 

this office: 

 

LandsD has reservation on the planning 

application since there is unauthorised 

structure(s) on the private Lot. No. 2661 in 

D.D. 124 which is already subject to lease 

enforcement actions according to case 

priority.  The lot owner should apply for 

regularization on the lease breaches as 

demanded by LandsD.  

 

 

 

 

 

 

The applicant will submit Short Term Waiver 

(STW) application to rectify the proposed 

structure erected on the concerned lot after 

planning approval has been obtained from 

the Town Planning Board (the Board).  The 

unauthorized structure erected on the 

concerned lot will be demolished by the 

applicant after planning approval has been 

obtained from the Board to facilitate the 

proposed scheme.  

 

(b) If the planning application is approved, the 

lot owner(s) of the lots will need to apply to 

this office for Short Term Waiver (STW) to 

permit the structures to be erected or 

regularize any irregularities on site, if any. 

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 

application(s), if approved, will be subject to 

such terms and conditions including the 

payment or wavier 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.  
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Previous Application covering the Application Site

Rejected Application

Application No. Proposed Use(s) Date of Consideration
(RNTPC)

Rejection
Reason(s)

1 A/YL-TYST/523 Proposed Temporary Public Vehicle Park
for Private Cars and Light Goods Vehicles
for a Period of 3 Years

4.3.2011 (1), (2)

Rejection Reason(s):

(1) Not in line with the planning intention.
(2) Adverse environmental impact on the surrounding areas.
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Similar Applications within/straddling the subject “R(B)1” Zone
on the Tong Yan San Tsuen OZP since 2020

Approved Applications

Application No. Proposed Use(s)/Development(s) Date of Consideration
(RNTPC)

1 A/YL-TYST/1092 Proposed Temporary Shop and Services for a Period
of 3 Years

28.5.2021
[revoked on 28.11.2023]

2 A/YL-TYST/1160 Proposed Temporary Shop and Services for a Period
of 3 Years

24.6.2022
[revoked on 24.12.2023]

3 A/YL-TYST/1194* Proposed Temporary Shop and Services for a Period
of 3 Years

3.2.2023
[revoked on 3.8.2024]

4 A/YL-TYST/1195* Proposed Temporary Shop and Services for a Period
of 3 Years

3.2.2023
[revoked on 3.8.2024]

5 A/YL-TYST/1250 Proposed Temporary Shop and Services for a Period
of 3 Years

16.2.2024

6 A/YL-TYST/1277 Proposed Temporary Shop and Services for a Period
of 3 Years

20.9.2024

Remarks:
* Straddling the adjacent “Government, Institution or Community” zone.
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Government Departments’ General Comments

1. Traffic

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

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

� the local track leading to the application site (the Site) is not under her purview.

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

No adverse comment on the application.

2. Environment

Comments of the Director of Environmental Protection (DEP):

� no objection to the application; and

� no substantiated environmental complaint concerning the Site was received in the past
three years.

3. Drainage

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

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

� should the application be approved by the Town Planning Board (the Board), approval
conditions requiring the submission, implementation and maintenance of a drainage
proposal 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 in-principle objection 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
(CBS/NTW, BD):

� no objection to the application;
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� as there is no record of approval granted by the Building Authority (BA) for the existing
structures at the Site, he is not in a position to offer comments on their suitability for
the use proposed in the application; and

� it is noted that two 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 BA
should be obtained, otherwise they are unauthorized building works under the Buildings
Ordinance (BO).  An Authorised Person should be appointed as the co-ordinator for the
proposed building works in accordance with the BO.

6. 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.

7. Other Departments

The following departments have no comment on the application:

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);
� Project Manager (West), Civil Engineering and Development Department (PM(W),

CEDD);
� Director of Electrical and Mechanical Services (DEMS); and
� Commissioner of Police (C of P).
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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:

(i) the Site situated on Lot 2661 in D.D. 124 where is 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; and

(ii) the lot owner(s) of the lots will need to apply to his office for a Short Term Waiver (STW)
to permit the structures to be erected or regularise any irregularities on site, if any. 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 application(s), if approved, will
be subject to such terms and conditions including the payment of waiver fee/rent and
administrative fee as considered appropriate by his department. 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) sufficient manoeuvring spaces should be provided within the Site or its adjacent area.  No
vehicles are allowed to queue back to public roads or reverse onto/from public roads; and

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

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

(i) adequate drainage measures should be provided to prevent surface water running from the
Site to the nearby public roads and drains; and

(ii) his department should not be responsible for the maintenance of any access connecting
between the Site and Tan Kwai Tsuen Road;

(e) to note the comments of the Director of Environmental Protection (DEP) 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 areas;

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

(i) 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;

(ii) the layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy, and the location of proposed FSIs to be installed should be clearly marked on
the layout plans; and
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(iii) if the proposed structures are required to comply with the Buildings Ordinance (BO)
(Cap. 123), detailed fire services requirements will be formulated upon receipt of formal
submission of general building plans; and

(g) 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 are erected on leased land without the approval of the Building
Authority, they are unauthorized 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 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;

(v) 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

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