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Proposed Temporary Shop and Services (Real Estate Agency) in D.D.124, Tan Kwai Tsuen, Yuen Long, N.T. 

January 2024 

1 

Proposed Temporary Shop and Services (Real Estate Agency) for a 

Period of 3 Years  

at  

Lot 2734 (Part) in D.D. 124, Tan Kwai Tsuen, Yuen Long, N.T. 
 

Annex 1  Estimated Traffic Generation  
 

1.1 The application site is served by a local track leading from Tan Kwai Tsuen Road.  

With reference to the proposed layout plan, two parking space of 5m x 2.5m are 

proposed for the parking of private car to serve the need of staff and client.  

Adequate manoeuvring space is proposed within the application site for the 

manoeuvring of vehicle.  No vehicle queueing outside the application site will be 

the result.  

 

1.2 The application site is intended for real estate agency.  As shown in the table 

below, it is estimated that the traffic generation would be insignificant to the 

surrounding network.  More, the proposed development opens at 9:00a.m. which 

has already passed the peak hours in the morning.  It is also estimated that most of 

the business will be concentrated in weekends and public holidays so that the 

traffic generation at the peak hours of weekday is minimal. 

 

1.3 No medium goods vehicle, heavy goods vehicle or container trailer/tractor will 

access the application site.   

 

1.4 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) 

Private car 0.3 0.3 2 1 

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

to 7:00 p.m. daily including Sundays and public holidays. 

 

Note 2: The pcu of private car is taken as 1.  

 

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. 
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Date: 7 February 2024 
 
TPB Ref.: A/YL-TYST/1254 

                                           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 (Real Estate Agency) for a 
Period of 3 Years at Lot 2734 (Part) in D.D. 124, Tan Kwai Tsuen, 
Yuen Long, N.T. 
 
We write to confirm that the layout and the use of the proposed development at the 
captioned site is the same as the layout and use of the last planning permission No. 
A/YL-TYST/1063.    
 
We are glad to submit the FSI plan and the FS251 certificates herewith for the 
consideration of the Director of Fire Services (D of FS).  
 
Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 5114 
9258 at your convenience. 
 

Yours faithfully, 
 
 
 
 
 

Patrick Tsui 
 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Ms. Haidi LAM)  
By Email 
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Date: 1 March 2024 
 
TPB Ref.: A/YL-TYST/1254 

                                           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 (Real Estate Agency) for a 
Period of 3 Years at Lot 2734 (Part) in D.D. 124, Tan Kwai Tsuen, 
Yuen Long, N.T. 
 
We write to confirm that no medium or heavy goods vehicles, including container 
tractors/trailers, as defined in the Road Traffic Ordinance, are allowed to be 
parked/stored on or enter/exit the site at all times.  
 
We also confirm that the operation hours of the proposed development is 9:00a.m. to 
7:00p.m. from Mondays to Sundays including public holidays.  
 
Should you have any enquiries, please feel free to contact our Mr. Patrick Tsui at 5114 
9258 at your convenience. 
 

Yours faithfully, 
 
 
 
 
 

Patrick Tsui 
 

c.c. Tuen Mun and Yuen Long West District Planning Office (Attn: Ms. Haidi LAM)  
By Email 
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Appendix II of RNTPC
Paper No. A/YL-TYST/1228

Relevant extracts of the Town Planning Board Guidelines on
“Renewal of Planning Approval and Extension of Time for Compliance with Planning

Conditions for Temporary Use or Development”
(TPB PG-No. 34D)

1. The criteria for assessing applications for renewal of planning approval include:

(a) whether there has been any material change in planning circumstances since the previous
temporary approval was granted (such as a change in the planning policy/land-use zoning for
the area) or a change in the land uses of the surrounding areas;

(b) whether there are any adverse planning implications arising from the renewal of the planning
approval (such as pre-emption of planned permanent development);

(c) whether the planning conditions under previous approval have been complied with to the
satisfaction of relevant Government departments within the specified time limits;

(d) whether the approval period sought is reasonable; and

(e) any other relevant considerations.

2. Under normal circumstances, the approval period for renewal should not be longer than the
original validity period of the temporary approval. In general, the Board is unlikely to grant an
approval period exceeding three years unless there are strong justifications and the period is
allowed for under the relevant statutory plans. Depending on the circumstances of each case, the
Board could determine the appropriate approval period, which may be shorter than the time
under request.
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Previous Applications Covering the Application Site

Approved Applications

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

1 A/YL-TYST/713 Proposed Temporary Shop and Services (Real
Estate Agency) for a Period of 3 Years

6.2.2015
[revoked on 6.5.2016]

2 A/YL-TYST/819 Proposed Temporary Shop and Services (Real
Estate Agency) for a Period of 3 Years

23.12.2016
[revoked on 23.9.2017]

3 A/YL-TYST/887 Proposed Temporary Shop and Services (Real
Estate Agency) for a Period of 3 Years

20.4.2018
[revoked on 20.9.2020]

4 A/YL-TYST/1063 Proposed Temporary Shop and Services for
Period of 3 Years

30.4.2021
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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; and

· there is no lease modification/land exchange application or building plan submission in
relation to development at the application site (the Site) approved/under processing.

2. Traffic

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

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

� the local track and footpath leading to 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.

3. Environment

Comments of the Director of Environmental Protection (DEP):

� no adverse comment on the application; and

� no environmental complaint concerning the Site was 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 implemented under previous planning
application No. A/YL-TYST/1063; and

� should the Town Planning Board (the Board) consider the application is acceptable from the
planning point of view, approval conditions requiring the maintenance of the drainage
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facilities implemented under application No. A/YL-TYST/1063 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):

No objection in principle to the renewal application subject to the existing fire service
installations implemented on the Site being maintained in efficient working order at all times.

6. Building Matters

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

� no adverse comment on 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

Comments of the Project Team Leader/Housing, Civil Engineering and Development
Department (PTL/H, CEDD):

� the Site seems to fall into the proposed public housing development at Ping Shan South,
Yuen Long;

� an engineering feasibility study (EFS) for site formation and infrastructure works for the
proposed public housing development at Ping Shan South, Yuen Long was being carried
out. The tentative time frame for the site to be handed over to CEDD for site formation
and infrastructure works will be in Year 2028 tentatively subject to the findings of EFS and
zoning amendment; and

� in considering the renewal application for temporary shop and services for a period of three
years, he has no adverse comment on the proposal provided that the site hand over date
would not be affected.

8. District Officer’s Comments

Comments of the District Officer (Yuen Long), Home Affairs Department (DO(YL), HAD):

His office did not receive any comment from locals.
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9. Other Departments

Chief Engineer/Construction, Water Supplies Department (CE/C, WSD), Project Manager
(West), CEDD (PM(W), CEDD), Director of Electrical and Mechanical Services (DEMS) 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) to note the comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD) that:

(i) the Site comprises 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;

(ii) the private lot 2734 in D.D. 124 is covered by Short Term Waiver (STW) No. 4455 for
the purpose of “Temporary Shop and Services (Real Estate Agency)”; and

(iii) the STW holder(s) will need to apply to his office for modification of the STW conditions
where appropriate. 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) consent of the owners/managing departments of the local track and footpath should be
obtained for using it as the access to the Site; and

(ii) 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;

(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) the access road connecting the Site with Tan Kwai Tsuen Road is not and will not be
maintained by his office.  His office should not be responsible for maintaining any access
connecting the Site with 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 area; and

(f) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that:

(i) 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 unauthorized
building works (UBW) under the Buildings Ordinance (BO) and should not be designated
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for any proposed use under the application;

(ii) 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;

(iii) 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;

(iv) 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;

(v) 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;

(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.
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