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Executive Summary 

 

1. The application site is on Lot No. 1375 RP (Part) in D.D. 121 and adjoining Government Land, 

Tong Yan San Tsuen, Yuen Long, New Territories. 

2. The site area is about 138 m2, including government land of about 12 m2. 

3. The application site falls within an area zoned “Residential (Group B)1” (“R(B)1”) on the Approved 

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

4. The applied use is ‘Temporary Shop and Services’ for a Period of 5 Years.  According to the Notes 

of the OZP, the applied use is a Column 2 use within the “R(B)1” zone on the OZP requiring 

planning permission from the Town Planning Board, which may be permitted with or without 

conditions. 

5. A two-storey temporary structure with building height of about 5 m is provided for retail shop use 

to satisfy local residents’ needs for hardware groceries.  The gross floor area is about 193 m2 

6. Operation hours are from 8:30 a.m. to 6:30 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唐人新村丈量約份第 121約地段第 1375號餘段（部分）和毗連政府

土地。 

2. 申請地點的面積約 138平方米，包括約 12平方米政府土地。 

3. 申請地點在《唐人新村分區計劃大綱核准圖編號 S/YL-TYST/14》上劃為「住宅(乙類)1」地

帶。 

4. 申請用途為「臨時商店及服務行業（為期 5年）」。根據有關分區計劃大綱圖的《注釋》，申

請用途在大綱圖上的「住宅(乙類)1」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. 申請地點提供 1 個高度約 5 米的雙層臨時構築物作銷售用途以滿足當地人士對五金雜貨的

需求，總樓面面積約 193平方米。 

6. 營運時間為每日上午八時三十分至下午六時三十分（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渠道、交通、消防及環境方面帶來潛在負面影響。 
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Planning Statement 

 

 

Introduction 

 

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

LAW Chun Chung (“the Applicant”) in support of the planning application for ‘Temporary Shop 

and Services for a Period of 5 Years’ (“the Development”) at Lot No. 1375 RP (Part) in D.D. 121 

and adjoining Government Land, Tong Yan San Tsuen, 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. 1375 RP (Part) in D.D. 121 and adjoining Government Land, Tong Yan 

San Tsuen, Yuen Long, New Territories.  The Site is accessible from Tong Yan San Tsuen Road. 

 

3. The site area is about 138 m2, including government land of about 12 m2 

 

 

Application Background 

 

4. The Site is the subject of the previously approved application no. A/YL-TYST/1119 for the same 

use approved by the Rural New Town Planning Committee (“the Committee”).  The previous 

planning approval was revoked on 13.8.2023 as the Applicant failed to comply with condition (d) 

on the implementation of the fire service installations proposal satisfactorily.  He was unable to 

apply for an independent water metre and electricity metre within the time limit.  The Applicant 

would like to seek approval from Town Planning Board for the same use on the Site. 

 

 

Planning Context 

 

5. The Site falls within an area zoned “Residential (Group B)1” (“R(B)1”) on the Approved Tong Yan 

San Tsuen Outline Zoning Plan (the “OZP”) No. S/YL-TYST/14. 

 

6. The planning intention of the “R(B)” zone is primarily intended for sub-urban medium-density 

residential developments in rural areas where commercial uses serving the residential 

neighbourhood may be permitted on application to the Town Planning Board. 

 

7. According to the Notes of the OZP, the applied use is a Column 2 use within the “R(B)” zone on 

the OZP requiring planning permission from the Town Planning Board, which may be permitted 

with or without conditions. 

 

8. Provided that the structure of the Development is 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 “R(B)1” zone. 
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Development Parameters (Plan 3) 

 

9. A two-storey structure is provided on site.  The following table summarises the details of the 

structure: 

 

 Floor Area (about) Height (about) 

Ground Floor 70m2 2.5m 

Cockloft Floor 68m2 
2.5m 

Covered raised platform 55 m2 

Total 193m2 5m 

 

10. All development parameters remain the same as the previous approval (A/YL-TYST/1119). 

 

11. Operation hours are from 8:30 a.m. to 6:30 p.m. daily, including Sundays and public holidays. 

 

12. The Development is for retail use only.  No workshop activity (including cutting of metal) will be 

carried out on site.  

 

13. There is no parking and/or loading/unloading space provided within the Site.  A 5.3 tonnes heavy 

goods vehicle is used for delivery of materials.  No heavy goods vehicle will be used. 

 

14. It is anticipated that the loading/unloading activities is limited to less than 15 minutes once a day 

and the traffic impact to Tong Yan San Tsuen Road should be minimal.  No loading/unloading 

activities will be carried out along Ma Fung Ling Road. 

 

 

Previous Applications 

 

15. The Development has been approved since 2003 under 12 planning approvals for a total of 21 years 

as shown below: 

 

Application No. Applied Use 
Date of 

Approval 

Period of 

Approval 

A/YL-TYST/197 
Proposed temporary retail shop for hardware 

groceries  
25.4.2003 3 Years 

A/YL-TYST/311 
Renewal of planning approval for temporary 

retail shop for hardware groceries  

7.4.2006 

(Revoked) 
1 Year 

A/YL-TYST/371 
Temporary retail shop for hardware 

groceries  

4.1.2008 

(Revoked) 
1 Year 

A/YL-TYST/449 
Temporary retail shop for hardware 

groceries  
18.12.2009 1 Year 

A/YL-TYST/496 
Renewal of planning approval for temporary 

retail shop for hardware groceries  
12.11.2010 1 Year 

A/YL-TYST/558 
Renewal of planning approval for temporary 

retail shop for hardware groceries  
16.12.2011 1 Year 
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Application No. Applied Use 
Date of 

Approval 

Period of 

Approval 

A/YL-TYST/621 
Renewal of planning approval for temporary 

retail shop for hardware groceries 
7.12.2012 1 Year 

A/YL-TYST/653 
Renewal of planning approval for temporary 

retail shop for hardware groceries 
13.12.2013 1 Year 

A/YL-TYST/700 
Renewal of planning approval for temporary 

retail shop for hardware groceries 
14.11.2014 1 Year 

A/YL-TYST/772 
Temporary Retail Shop for Hardware 

Groceries for a Period of 3 Years 
18.12.2015 3 Years 

A/YL-TYST/929 

Renewal of Planning Approval for 

Temporary "Retail Shop for Hardware 

Groceries" for a Period of 3 Years 

7.12.2018 

(Revoked) 
3 Years 

A/YL-TYST/1119 
Temporary Shop and Services for a Period 

of 3 Years 

12.11.2021 

(Revoked) 
3 Years 

 

 

Similar Applications 

 

16. There are 8 similar applications for ‘shop and services’ use approved by the Committee within the 

“R(B)” zone on the OZP in the past 5 years: 

 

Application No. Applied Use 
Date of 

Approval 

A/YL-TYST/1029 
Proposed Temporary Shop and Services for a Period of 3 

Years 
10.7.2020 

A/YL-TYST/1127 
Proposed Temporary Shop and Services for a Period of 3 

Years 
14.1.2022 

A/YL-TYST/1143 
Renewal of Planning Approval for Temporary Shop and 

Services (Convenience Store) for a Period of 3 Years 
18.2.2022 

A/YL-TYST/1186 
Proposed Temporary Shop and Services for a Period of 3 

Years 
11.11.2022 

A/YL-TYST/1216 
Renewal of Planning Approval for Temporary Shop and 

Services for a Period of 3 Years 
23.6.2023 

A/YL-TYST/1248 
Proposed Temporary Shop and Services and Wholesale of 

Carpet for a Period of 3 Years 
12.1.2024 

A/YL-TYST/1250 Temporary Shop and Services for a Period of 3 Years 16.2.2024 

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

Years 
20.9.2024 

 

17. The similar applications were approved by the Committee between 2020 and 2024 on 

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

“R(B)” zone; not incompatible with surrounding land uses; and no adverse departmental comments 

or the concerns could be addressed by relevant approval conditions. 
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18. Given that the planning context of the adjacent areas has not been significantly altered, it is 

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

approved applications. 

 

 

No Adverse Impacts to the Surroundings 

 

Visual and Landscape 

 

19. The Development involves the erection of a two-storey temporary structure, the applied use is 

considered not incompatible with surrounding land uses mainly comprising warehouses, shop and 

services and residential dwellings.  No vegetation clearance and tree felling will be carried out at 

the Site.  As such, adverse visual and landscape impacts to the surrounding areas should not be 

anticipated. 

 

Traffic 

 

20. Public transport services are available in the vicinity of the Site (about 30 m to the west).  The 

walking time to the nearest Green Minibus Stop is about 1 minute (Plan 6). 

 

Drainage 

 

21. The drainage proposal (Plan 4) was accepted by the Chief Engineer, Mainland North of the 

Drainage Services Department.  The Applicant would maintain the same drainage facilities as those 

accepted and implemented under the previous application. 

 

22. The existing drainage facilities have been generally maintained in good conditions throughout the 

approval period of previous applications. 

 

Fire Safety 

 

23. The Fire Service Installation (FSI) proposal was accepted by the Director of Fire Services (Plan 5).  

The Applicant has installed relevant fire safety equipment and is applying for an independent water 

metre and electricity metre. 

 

Environment 

 

24. 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. 

 

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

the Site.  As such, potential adverse noise impacts to the surrounding areas are not anticipated. 
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Planning Gain 

 

26. The Development serves to meet the demand of local residents in the vicinity for hardware 

groceries.  Nearby residents do not have to travel to Yuen Long Town to obtain such goods.  They 

could save time and cost of travelling. 

 

 

- End - 
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Further Information for Planning Application No. A/YL-TYST/1306 

Response-to-Comments 

 

Comments from the Transport Department 

I. Comments  Responses 

1. The applicant should clarify what goods 

would be traded in the retail services; 

 Hardware groceries and construction materials, 

including fasteners, pipes, cement, concrete, tools 

etc. would be sold in the development. 

2. The applicant should clarify whether there 

would be vehicles going into/from the 

application site; 

 No vehicles would be going into/from the 

application site. A loading/unloading space for 

light goods vehicle is proposed on the southern 

side near the site (about 1 minute walking 

distance). Please refer to the Plan showing the 

location of loading/unloading space for details 

(Plan 7). It is expected that the loading/unloading 

activity of material would take about 15 minutes. 

As such, it would not cause adverse traffic impact 

to Tong Yan San Tsuen Road. 

3. The applicant should be reminded no 

parking is allowed on the public road except 

at the designated locations. 

 Noted. 

 

Comments from the Director of Environmental Protection 

II. Comments  Responses 

1. It is noted from the planning statement that 

a 5.3 tonnes heavy goods vehicle will be 

used for delivery of materials and no 

parking space nor loading/unloading space 

will be provided at the Site. Please clarify 

whether heavy goods vehicles 

(medium/heavy goods vehicles, with a 

permitted gross vehicle weight exceeding 

5.5 tonnes) will be involved. 

 The applicant would like to clarify that only light 

goods vehicle will be used for delivery of 

materials. No medium/heavy goods vehicles will 

be involved. 
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Comments from the Director of Fire Services 

III. Comments  Responses 

1. Modified hose reel system shall be provided 

in accordance with the Code of Practice for 

Minimum Fire Service Installations and 

Equipment 2022. 

 Noted. The FSI proposal has been revised (Plan 

5). 

 

- END - 
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Previous Applications Covering the Application Site

Approved Applications

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

1 A/YL-TYST/197 Proposed Temporary Retail Shop for Hardware
Groceries for a Period of 3 Years

25.4.2003

2 A/YL-TYST/311 Renewal of Planning Approval for Temporary
Retail Shop for Hardware Groceries under
Application No. A/YL-TYST/197 for a Period of 3
Years

7.4.2006
[approved for 1 year]
[revoked on 7.7.2006]

3 A/YL-TYST/371 Temporary Retail Shop for Hardware Groceries for
a Period of 3 Years

4.1.2008
[approved for 1 year]

[revoked on 4.10.2008]
4 A/YL-TYST/449 Temporary Retail Shop for Hardware Groceries for

a Period of 3 Years
18.12.2009

[approved for 1 year]
5 A/YL-TYST/496 Renewal of Planning Approval for Temporary

“Retail Shop for Hardware Groceries” Use under
Application No. A/YL-TYST/449 for a Period of 3
Years

12.11.2010
[approved for 1 year]

6 A/YL-TYST/558 Renewal of Planning Approval for Temporary
“Retail Shop for Hardware Groceries” Use under
Application No. A/YL-TYST/496 for a Period of 3
Years

16.12.2011
[approved for 1 year]

7 A/YL-TYST/621 Renewal of Planning Approval for Temporary
“Retail Shop for Hardware Groceries” Use under
Application No. A/YL-TYST/558 for a Period of 3
Years

7.12.2012
[approved for 1 year]

8 A/YL-TYST/653 Renewal of Planning Approval for Temporary
“Retail Shop for Hardware Groceries” Use for a
Period of 3 Years

13.12.2013
[approved for 1 year]

9 A/YL-TYST/700 Renewal of Planning Approval for Temporary
“Retail Shop for Hardware Groceries” Use for a
Period of 3 Years

14.11.2014
[approved for 1 year]

10 A/YL-TYST/772 Temporary Retail Shop for Hardware Groceries for
a Period of 3 Years

18.12.2015

11 A/YL-TYST/929 Renewal of Planning Approval for Temporary
“Retail Shop for Hardware Groceries” for a Period
of 3 Years

7.12.2018
[revoked on 19.5.2021]

12 A/YL-TYST/1119 Temporary Shop and Services for a Period of 3
Years

12.11.2021
[revoked on 12.8.2023]

Rejected Applications

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

Rejection
Reason(s)

1 A/YL-TYST/226 Proposed Temporary Storage of Building
and Landscaping Material for a Period of
3 Years

2.4.2004
[on review]

(1), (2), (3),
(4), (5)
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Application No. Proposed Use(s) Date of
Consideration
(RNTPC/TPB)

Rejection
Reason(s)

2 A/YL-TYST/289 Proposed Temporary Plant Nursery,
Retail Shop and Domestic Use for a
Period of 3 Years

24.6.2005 (2), (3)

Rejection Reason(s):

(1) Not in line with the planning intention of the “Residential (Group B) 1” zone.
(2) Not compatible with the surrounding residential uses.
(3) Insufficient information in the submission to demonstrate that the development would not generate

adverse environmental/drainage impacts on the surrounding areas.
(4) No information in the submission to demonstrate that a satisfactory vehicular access arrangement would

be provide to the site and adequate spaces would be provided for manoeuvring of vehicles within the site.
(5) Approval of the application would set an undesirable precedent for other similar applications.
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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.

(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 environmental complaint concerning the application site (the Site) 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;

� based on the drainage proposal enclosed in the application, apparently the applicant
would maintain the same drainage facilities as those maintained under the previous
planning application No. A/YL-TYST/1119; and

� should the current application be approved by the Town Planning Board (the Board),
approval conditions requiring the maintenance of the drainage facilities implemented
under application No. A/YL-TYST/1119 and the submission of records of the existing
drainage facilities on site 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 application subject to fire service installations (FSIs)
being provided to his satisfaction; and

� the submitted FSIs proposal is considered acceptable.
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5. Building Matters

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

� no objection to the application;

� 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 one structure is 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 has not received any feedback from locals.

7. Other Departments

The following departments have no comment on the application:

� Project Manager (West), Civil Engineering and Development Department (PM(W),
CEDD);

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);
� 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) prior planning permission should have been obtained before commencing the applied use at the
Site;

(c) should you fail to comply with any of the approval conditions again resulting in the revocation
of planning permission, sympathetic consideration may not be given to any further applications;

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

(i) the Short Term Tenancy (STT) and Short Term Waiver (STW) holders/lot
owner(s)/applicant shall either (i) remove the unauthorized structure(s) and cease the
illegal occupation of the Government land (GL) not covered by the current planning
application immediately; or (ii) include the unauthorized structure(s) and the adjoining
GL being unlawfully occupied in the current planning application for the further
consideration by the relevant departments and, subject to the approval of the Town
Planning Board to the planning application which shall have reflected the rectification or
amendment as aforesaid required, apply to his office for the modification of STW and
STT condition to permit the structure(s) erected and the occupation of the GL;

(ii) the application(s) for STW and STT will be considered by the Government in its capacity
as a landlord and there is no guarantee that they will be approved.  The STW and STT, if
approved, will be subject to such terms and conditions including the payment of waiver
fee, rent and administrative fee as considered appropriate to be imposed by his department;
and

(iii) his department reserves the right to take enforcement action against the STT holder/lot
owner(s)/applicant for any breach of the lease conditions, including the breach(es) already
in existence or to be detected at any point of time in future and land control action for any
unlawful occupation of GL;

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

no parking is allowed on the public road except at the designated locations;

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

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

(g) 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;
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(h) to note the comments of the Director of Fire Services (D of FS) that:

the installation/maintenance/modification/repair work of fire service installations shall be
undertaken by a 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; and

(i) 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, 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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