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Proposed Temporary Shop & Services and Wholesale of Carpet in D.D. 121, Yuen Long, N.T. 

November 2023 

1 

Proposed Temporary Shop & Services and Wholesale of Carpet for a 

Period of 3 Years  

at  

Lots 1140 S.D RP, 1141 S.C, 1141 S.D ss. 2, 1141 S.D RP, 1142 S.G, 1142 

S.H, 1142 S.I, 1142 S.K (Part) and 1152 S.C RP in D.D. 121 & Adjoining 

Government Land, Tong Yan San Tsuen Road, Yuen Long, N.T. 

 

Annex 1  Estimated Traffic Generation 
 

1.1 The application site is abutting Tong Yan San Tsuen Road.  The application site is 

subject to four previous planning permissions since 2009 for exactly the same use. 

Traffic generated by the proposed development is insignificant. 

 

1.2 One loading/unloading bay of 7m x 3.5m for light goods vehicle is proposed within 

the temporary structure.  No medium goods vehicle, heavy goods vehicle and 

container trailer/tractor are allowed to access the application site.   

 

1.3 The estimated average traffic generation and traffic generation rate at peak hours 

are as follow: 

 

Type of 

Vehicle 

Average Traffic 

Generation Rate  

(pcu/hr) 

Average Traffic 

Attraction Rate  

(pcu/hr) 

Traffic 

Generation Rate 

at Peak Hours 

(pcu/hr) 

Traffic 

Attraction Rate  

at Peak Hours 

(pcu/hr) 

Light goods 

vehicle  

0.33 

 
0.33 1.5 0 

Private car 0.44 0.44 2 2 

Total 0.77 0.77 3.5 2 

Note 1: The opening hour of the proposed development is restricted to 9:00 a.m. to 

6:00 p.m. from Mondays to Sundays including public holidays. 

 

Note 2: The pcu of private car and light goods vehicle is taken as 1 and 1.5 

respectively.  

 

Note 3: Morning peak is defined as 7:00a.m. to 9:00a.m. whereas afternoon peak is 

defined as 5:00p.m. to 7:00p.m. 

 

1.4 As shown in the above estimation, it is estimated that the proposed development 

would not generate significant amount of traffic.  It would not affect the traffic 

condition of Tong Yan San Tsuen Road. 

 

1.5 Sufficient space would be provided within the application site for manoeuvring of 

vehicles.  Also, no vehicle queueing and no reverse movement of vehicles on 

public road would be allowed.  
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Date: 17 November 2023 

 

TPB Ref.: A/YL-TYST/1248 

                                           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 & Services (Carpet Shop) and Wholesale 

of Carpet for a Period of 3 Years at Lots 1140 S.D RP, 1141 S.C, 1141 

S.D ss. 2, 1141 S.D RP, 1142 S.G, 1142 S.H, 1142 S.I, 1142 S.K (Part) 

and 1152 S.C RP in D.D. 121 & Adjoining Government Land, Tong 

Yan San Tsuen Road, Yuen Long, N.T. 

 
We are glad to submit the proposed internal layout plan for your further processing of 

the captioned planning application. 

 

Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 

 at your convenience. 

 

Yours faithfully, 

 

 

 

 

 

Patrick Tsui 

 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Ms. Moon 

KOK) – By Email 
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Total: 5 pages 
 
Date: 5 December 2023 
 
TPB Ref.: A/YL-TYST/1248 

                                           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 & Services (Carpet Shop) and Wholesale 

of Carpet for a Period of 3 Years at Lots 1140 S.D RP, 1141 S.C, 1141 

S.D ss. 2, 1141 S.D RP, 1142 S.G, 1142 S.H, 1142 S.I, 1142 S.K (Part) 

and 1152 S.C RP in D.D. 121 & Adjoining Government Land, Tong 

Yan San Tsuen Road, Yuen Long, N.T. 

 
We are glad to submit the FSI plans for your further processing of the captioned 
planning application. 
 
Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 

 at your convenience. 
 

Yours faithfully, 
 
 
 
 
 

Patrick Tsui 
 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Mr. Edwin 
YEUNG) – By Email 
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Urgent Return Receipt Requested Sign Encrypt Mark Subject Restricted Expand personal&public groups

Re: Planning Application No. A/YL-TYST/1248 - Departmental Comments
04/01/2024 14:23

From: king king < >
To: awymak@pland.gov.hk
Cc: ewsyeung@pland.gov.hk, Haidi Long Hei LAM/PLAND <hlhlam@pland.gov.hk>, TPB

<tpbpd@pland.gov.hk>

Dear Sir,
The applicant has demolished the temporary structure at the application site in 2019 in
response to the request of Lands Department.   The application site is now vacant and it will
be occupied for shop and services and wholesale use upon planning approval.
Best regards,
Patrick Tsui

awymak@pland.gov.hk於2024年1月4日 11:58寫道：

Dear Patrick,
I refer to the captioned application received by the Town Planning
Board on 14.11.2023.
This Office has the following comments:
(1) The applicant shall advise the operation status of the applied
shop and service and wholesale uses at the Site since the first
planning approval for the same use given at the Site in 2009.
If you would like to respond to the comments above as part of the
application submission, please submit further information to the
Secretary, Town Planning Board as soon as possible.  To facilitate
the processing of the application, please also copy your further
information to this Office and the Government department
concerned for further consideration.  In submitting any further
information to the Town Planning Board, you may refer to the Town
Planning Board Guidelines (TPB PG-No. 32B) on Submission of
Further Information in relation to Applications for Amendment of
Plan, Planning Permission and Review for details.

Alternatively, you can request the TPB to defer the consideration of
the application in order to allow more time to prepare the further
information.  For details, please refer to the TPB Guidelines No.
33A on Deferment of Decision on Representations, Comments,
Further Representations and Applications.

Regards,
Alexander W. Y. MAK
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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/445 Temporary Carpet Shop and Wholesale of Carpet for
a Period of 3 Years

7.8.2009
[revoked on 7.6.2012]

2 A/YL-TYST/622 Temporary Carpet Shop and Wholesale of Carpet for
a Period of 3 Years

7.12.2012

3 A/YL-TYST/767 Temporary Carpet Shop and Wholesale of Carpet for
a Period of 3 Years

18.12.2015

4 A/YL-TYST/940 Temporary Carpet Shop and Wholesale of Carpet for
a Period of 3 Years

1.2.2019
[revoked on 1.5.2021]

5 A/YL-TYST/1095 Proposed Temporary Shop and Services and
Wholesale of Carpet for a Period of 3 Years

25.6.2021
[revoked on 25.11.2023]
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Similar Applications within/straddling the subject “G/IC” or “R(B)1” Zones
on the Tong Yan San Tsuen OZP since 2019

Approved Applications

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

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

10.7.2020

2 A/YL-TYST/1120 Proposed Temporary Shop and Services for a Period
of 3 Years

12.11.2021

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

14.1.2022

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

11.11.2022

5 A/YL-TYST/1216 Renewal of Planning Approval for Temporary Shop
and Services for a Period of 3 Years

23.6.2023

Remarks:
* Straddling the adjacent “Residential (Group D)” zone.
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Government Departments’ General Comments

1. Land Administration

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

No adverse comment on the application.

2. Traffic

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

No adverse comment from traffic engineering perspective for the application.

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

No objection to the application.

3. Environment

Comments of the Director of Environmental Protection (DEP):

� no adverse comment on the application; and

� no environmental complaint concerning the application site (the Site) received in the
past three years.

4. Drainage

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

� no objection in principle to the proposed development;

� based on the drainage proposal enclosed in the application, apparently the applicant
would maintain the same drainage facilities as those maintained under previous
planning application No. A/YL-TYST/1095; and

� should the Town Planning Board (the Board) consider the application acceptable from
planning point of view, approval conditions requiring the maintenance of the drainage
facilities implemented under application No. A/YL-TYST/1095 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.

5. Fire Safety

Comments of the Director of Fire Services (D of FS):
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No objection in principle to the proposal subject to fire service installations being provided
to his satisfaction.

6. Building Matters

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

� no objection to the application; and

� as there is no record of approval granted by the Building Authority 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.

7. Long–Term Development

(a) Comments of the 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”. According to the Revised Recommended
Outline Development Plan of YLS promulgated in May 2020, the Site falls within
an area zoned “Residential – Zone 5”; and

� the objective of YLS development 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 three years.  In
considering the application for temporary uses, due consideration should be given
on the possible implication on land clearance which would affect the future
implementation of YLS.

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

No objection to the application.

8. 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.

9. Other Departments

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD) and
Commissioner of Police (C of P) 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) the planning permission is given to the development/use under application.  It does not condone
any other development/use (i.e. warehouse use) 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) 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 Site comprises Lot 1152 S.C RP in D.D. 121 held under Tai Po New Grant No. 7133
for the purpose of agriculture only and no structures shall be erected on the lot.  The
remaining lots in the Site are Old Schedule Agricultural Lots 1140 S.D RP, 1141 S.C,
1141 S.D ss.2, 1141 S.D RP, 1142 S.G, 1142 S.H, 1142 S.I and 1142 S.K (Part) in D.D.
121 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.
Government land (GL) is also involved;

(ii) Lots 1152 S.C RP and 1140 S.D RP, 1141 S.C, 1141 S.D ss.2, 1141 S.D RP, 1142 S.G,
1142 S.H and 1142 S.I all in D.D. 121 are covered by Short Term Waivers (STW) No.
5254 and 5255 for the purpose of Temporary Carpet Shop and Wholesale of Carpet;

(iii) there is unauthorised structure and uses on Lot 1142 S.K in D.D. 121.  The lot owner(s)
should immediately rectify/apply for regularisation on the lease breaches and his office
reserves the rights to take necessary lease enforcement action against the breaches without
further notice;

(iv) the GL within the Site (about 7m2 as mentioned in the application form) has been
unlawfully occupied with unauthorised structure projecting over GL without any
permission.  Any occupation of GL without Government’s prior approval is an offence
under Cap. 28.  His office reserves the rights to take necessary land control action against
the illegal occupation of GL without further notice;

(v) the Yuen Long South (YLS) Development Area programme should be taken into account
when drawing up the STW boundary and layout of structures to be built on site.  All STWs
affected will have to be terminated upon land resumption and the Site will be cleared in
accordance with the Civil Engineering and Development Department’s (CEDD)
scheduled programme; and

(vi) the STW owner(s) will need to apply to his office for modification of the STW conditions
where appropriate and the lot owner(s) shall apply to his office for a STW and Short Term
Tenancy (STT) to permit the structure(s) erected within Lot 1142 S.K in D.D. 121 and the
occupation of the GL. 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, it 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
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of temporary structure(s) will be considered;

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

sufficient manoeuvring space should be provided within the Site.  No vehicles are allowed to
queue back to public roads or reverse onto/from public roads;

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

(i) if the proposed access on Tong Yan San Tsuen Road is approved by the Transport
Department (TD), the applicant should ensure a run-in/out is constructed in accordance
with the latest version of HyD Standard Drawings no. H1113 and H1114 or H5133,
H5134 and H5135, whichever set is appropriate to match with the existing adjacent
pavement; and

(ii) 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 area;

(h) to note the general comments of the Director of Fire Services (D of FS) and his technical
comments on the submitted fire service installations (FSIs) proposal that:

(i) modified hose reel system shall be provided in accordance with the FSI CoP 2022;

(ii) the standards and specification of the proposed fire alarm system shall be revised to ‘BS
5839-1:2017 and the FSD Circular Letter No. 6/2021’;

(iii) visual fire alarms shall be provided in accordance with BS 5839-1:2017, the FSD Circular
Letter No. 2/2012 and follow the Design Manual: Barrier Free Access 2008 published by
the Buildings Department (BD);

(iv) the standards and specifications of the proposed emergency lighting shall be revised to
‘BS 5266-1:2016, BS EN 1838:2013 and the FSD Circular Letter No. 4/2021’;

(v) justifications for the non-provision of smoke extraction system shall be specified in the
FS Notes;

(vi) calculation of openable windows shall be clearly demonstrated on plans; and

(vii) if the proposed structure 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 (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
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(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 the
building plan submission stage;

(iii) if the existing structures are erected on leased land without the approval of the Building
Authority (BA), they are unauthorised buildings 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 UBWs 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 under the BO.  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

(j) to note the comments of the Project Manager (West), Civil Engineering and Development
Department (PM(W), CEDD) that:

based on the preliminary project boundary of the proposed YLS Development, the Site falls
within the boundary of the proposed YLS Development – Stage 4. The YLS Development
would provide land to meet the medium to long term housing needs of Hong Kong and the
detailed implementation programme with phasing and packaging of works for YLS
Development – Stage 4 is being formulated.
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