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7.  Justifications   

  

The Applicant applies for a “Temporary Private Car Park (Private Cars Only) for a Period of 3 Years”. 

 

Location and Environment 

The Application Site is located in the local settlement area known as She Shan Tsuen in Lam Tsuen, Tai Po. It 

is accessible via a local access which connects to She Shan Road and leads to Lam Kam Road. The neighbouring 

sites to the northwestern and southeastern sides of the Application Site are temporary private car parks. There 

is only very limited formal parking facility available in She Shan Tsuen.  

 

Proposed Operation and Layout 

The Application Site area is 473 sq.m.(about) which would provide 14 nos. of parking spaces for private cars. 

The proposed private car park would be open 24 hours daily (including public holidays). However, it is expected 

that traffic in/out the private car park would be mostly between 7 a.m. to 11 p.m. daily only. 

 

The car park is accessible by vehicles via the ingress/egress at the southwestern corner of the Application Site 

and users can approach car park from different sides of the Application Site on foot from the village. The 

Application Site is proposed as a private car park for the residents of She Shan Tsuen only.  

 

Necessary Provisions to the Local Residences 

There are no public transportations such as buses and public light buses available to She Shan Tsuen and the 

proximity. The nearest bus / public light bus stop is only available at Lam Kam Road which is about 30 minutes 

walking distance away from She Shan Tsuen. Thus, private car is a major mode of transportation for the local 

residents. However, there is only a very limited formal parking facility available in She Shan Tsuen. Thus, the 

proposed private car park aims to address the basic proper parking needs of the local residences.  

 

No Adverse Impacts 

The proposed use at the Application Site only involves open air parking for 14 nos. of private cars only. There 

will be no adverse impacts in terms of visual, noise, traffic, drainage nor fire, to be caused by the proposed 

use at the Application Site.  
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No Adverse Impacts (Cont’d) 

The current and upcoming use of the neighbouring sites are same as the Application Site as private car parks 

as well, they are sites covered by 2 recent planning approvals A/NE-LT/778 and A/NE-LT/779. There will be 

limited trips of private cars generated by users of the Application Site which the pattern of traffic by the local 

users is usually one trip out to town in the morning and one trip back from the town in the evening / at night. 

These trips are expected to be mostly generated within 7 a.m. to 11 p.m. daily only.  

The Application Site is not hard paved, it is mainly an open ground and partly covered by asphalt. There is no 

plan from the Applicant to change the existing status of the Application Site which may impact the surface 

water run off (such as erection of hoarding). Surface rain water in the Application Site has been absorbed by 

soaking away from the ground naturally. According to the Applicant, there is no water flooding issues around 

the Application Site in the past.  

 

Likewise, as the Application Site is only an open air car park for private cars for local residents only, there is 

no any shroff nor any structure proposed. Thus, there is no flammable source in the Application Site and it is 

suggested that no particular firefighting and fire service installations are necessary.  

 

Preventive and Mitigation Measures regarding Water Gathering Ground 

Having aware of the Application Site is situated at the Water Gathering Ground, the Applicant will enforce the 

following preventive and mitigation measures on site: 

• No foul water and solid will be produced or disposed on the Application Site as no any structures / 

facilities such as toilets or car wash will be proposed;  

• No use and storage of fertilizers, detergents, pesticides, herbicides, toxicants, chemical solvents, 

larvicidal oil, rodenticide, tar and petroleum oil will be allowed in the Application Site;  

• As the Application Site only allows parking of private cars, oil leakage and spillage from oil tanker will 

be unlikely to happen. However, in case of accidental occurrence of the situation, oil and grease 

decontamination kit such as absorbent pads will be deployed to decontaminate any possible oil leak; 

• The private cars parked inside the will be arranged to be as far away as possible to the water courses 

and display Signage to prevent pollution. Wooden/metal fencing will be installed near the stream to 

prevent wind-blown litters; 

 

The Applicant will deploy routine inspections to ensure enforcement of the above policies, if there would be 

any faulty operation, wastes or incidents found, users will be warned and issues will be taken care of at once. 
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Similar Planning Approvals 

There are numerous similar planning approvals of similar temporary use in the same Lam Tsuen Outline Zoning 

Plan. Recent approvals with application site in or mostly situated in “Village Type Development” zoning are 

summarized for reference:  

 

Application No. Applied Use Zoning Approval Date 

A/NE-LT/779 
Temporary Private Vehicle Park (Private 

Cars Only) for a Period of 3 Years 
Village Type 
Development 

2/5/2025 

A/NE-LT/778 
Temporary Private Vehicle Park (Private 

Cars Only) for a Period of 3 Years 
Village Type 
Development 

2/5/2025 

A/NE-LT/773 
Temporary Public Vehicle Park (Private 

Cars Only) for a Period of 3 Years 
Village Type 
Development 

10/1/2025 

A/NE-LT/766 
Temporary Private Vehicle Park (Private 

Cars Only) for a Period of 3 Years 

Village Type 
Development &  

Agriculture 
16/8/2024 

A/NE-LT/730 

Renewal of Planning Approval for 
Temporary Private Car Park (Private Cars 

and Light Goods Vehicles Only) for a 
Period of 3 Years 

Village Type 
Development 

26/8/2022 

A/NE-LT/714 

Renewal of Planning Approval for 
Temporary Private Car Park (Private  

Cars only) for a Period of 3 Years until 
8.3.2025 

Village Type 
Development 

4/3/2022 

 

 

Conclusion 

In view of the development is only temporary in nature, addressing the solid needs of the local residents in 

She Shan Tsuen and would not incur any adverse impacts. We seek the Town Planning Board’s approval of the 

application for a period of 3 years.   
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Similar Applications within/ straddling the same “Village Type Development” (“V”) zone
on the Lam Tsuen Outline Zoning Plan

Approved Applications

Application No. Proposed Development Date of
Consideration

A/NE-LT/778 Temporary Private Vehicle Park (Private Cars
Only) for a Period of 3 Years 2.5.2025

A/NE-LT/779 Temporary Private Vehicle Park (Private Cars
Only) for a Period of 3 Years 2.5.2025

Rejected Applications

Application No. Proposed Development Date of
Consideration

Rejection
Reason(s)

A/NE-LT/511 Proposed Temporary Private Car Park for
a Period of 3 Years 8.8.2014 R1 – R2

A/NE-LT/544[1]
Proposed Temporary Private Vehicle
Park (Private Cars and Light Goods

Vehicles) for a Period of 3 Years
4.12.2015 R3 – R4

A/NE-LT/774[2] Temporary Public Vehicle Park (Private
Cars Only) for a Period of 3 Years 2.5.2025 R3

Remarks:
[1] Application No. A/NE-LT/544 falls largely within the same “V” zone with minor portion
straddling “Agriculture” (“AGR”) zone on the OZP.

[2] Application No. A/NE-LT/774 falls largely within “AGR” zone with minor portion falls within
the same “V” zone on the OZP.

Rejection Reasons

R1. The proposed development was not in line with the planning intention of the “V” zone
which was to designate both existing recognised villages and areas of land considered
suitable for village expansion.  Land within this zone was primarily intended for the
development of Small Houses by indigenous villagers.  It was also intended to concentrate
“V” within this zone for a more orderly development pattern, efficient use of land and
provision of infrastructures and services.  There was no strong planning justification in the
submission to justify a departure from the planning intention.
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R2. The applicant failed to demonstrate that the proposed development would not cause adverse
geotechnical and drainage impacts on the surrounding areas.

R3. The proposed temporary private car park was not in line with the planning intention of the
“V” zone for the area which was primarily intended for development of Small Houses by
indigenous villagers. It was also not in line with the planning intention of the “AGR” zone
for the area which was primarily to retain and safeguard good quality agricultural
land/farm/fish ponds for agricultural purposes and to retain fallow arable land with good
potential for rehabilitation for cultivation and other agricultural purposes. There was no
strong planning justification in the submission for a departure from such planning intentions,
even on a temporary basis.

R4. The proposed vehicular access for the car park located at the existing passing-bay at She
Shan Road was not acceptable from traffic engineering point of view.
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Government Departments’ General Comments

1. Land Administration

Comments of the District Lands Officer/Tai Po, Lands Department (DLO/TP,
LandsD):

� he has no objection to the application;

� the application site (the Site) comprises an Old Schedule Agricultural Lot No.
697 in D.D.19 held under the Block Government Lease which contains the
restriction that no structures are allowed to be erected without the prior
approval of Government;

� there is no guarantee to the grant of a right of way to the Site or approval of
the emergency vehicular access (EVA) thereto;

� no Small House application was received so far for the Site; and

� his advisory comments are at Appendix IV.

2. Drainage

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

� should the application be approved, approval conditions on the submission and
implementation of the drainage proposal to the satisfaction of Director of
Drainage Services or of the Town Planning Board are required to ensure it will
not cause adverse drainage impact to the adjacent area; and

� her advisory comments are at Appendix IV.

3. Water Supply

Comments of the Chief Engineer/Construction, Water Supplies Department (CE/C,
WSD):

� he has no objection to the application and approval conditions for this
application to be included as follows:

(a) the implementation of preventive, control and mitigation measures
identified in the accepted risk assessment report on pollution or



contamination to the Water Gathering Ground to the satisfaction of
the Director of Water Supplies; and

(b) the proposed use should not cause any water pollution to the upper
indirect Water Gathering Ground at any time during the planning
approval period.

� his advisory comments are at Appendix IV.

4. Fire Safety

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

� he has no specific comment on the captioned application; and

� his advisory comments are at Appendix IV.

5. Other Departments

The following departments have no objection to/no adverse comment on the
application:

� Director of Agriculture, Fisheries and Conservation (DAFC);

� Director of Environmental Protection (DEP);

� Project Manager/North, Civil Engineering and Development Department
(PM/N, CEDD);

� Head of Geotechnical Engineering Office, CEDD (H(GEO), CEDD);

� Chief Highway Engineer/New Territories East, Highways Department
(CHE/NTE, HyD);

� Commissioner of Police (C of P);

� Executive Secretary of Antiquities and Monuments Office, Development
Bureau (ES(AMO), DEVB); and

� District Officer/Tai Po, Home Affairs Department (DO/TP, HAD)
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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/Tai Po, Lands Department
(DLO/TP, LandsD) that:

(i) the lot owners shall apply to his office for a Short Term Waiver (STW) to
permit the structures to be erected, if any, within the subject private lot.  The
application for STW will be considered by the Government in its capacity as
a landlord and there is no guarantee that it will be approved.  The STW, if
approved, will be subject to such terms and conditions including the payment
of waiver fee and administrative fee as considered appropriate to be imposed
by LandsD.  Besides, given the proposed use is temporary in nature, only
erection of temporary structure(s) will be considered; and

(ii) the applicant will likely make use of the adjoining unleased/ unallocated
Government land as vehicular access to and from the Site. The maintenance
and management responsibility of the said Government land and any other
Government land leading to the Site should be sorted out with the relevant
government departments, prior to the use of access purpose.  Moreover,
access to the Site may also fall on adjoining private lots all in D.D. 19.  The
applicant should sort out the relevant issues with the lot owners concerned;

(c) to note the comments of the Commissioner for Transport (C for T) that sufficient
maneuvering spaces shall 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.  The local track leading to the Site is not under Transport Department
(TD)’s purview.  The applicant should obtain consent of the managing
departments of the strip of land for using it as the vehicular access to the Site;

(d) to note the comments of the Chief Highway Engineer/New Territories East,
Highways Department (CHE/NTE, HyD) that adequate drainage measures shall
be provided to prevent surface water running from the Site to the nearby public
roads and drains. The local track connecting the Site with She Shan Road is not
and will not be maintained by HyD.  HyD should not be responsible for
maintaining any access connecting the Site with She Shan Road;

(e) to note the comments of the Director of Environmental Protection (DEP) that the
applicant is advised to follow the relevant mitigation measures and requirements
in “Code of Practice on Handling the Environmental Aspects of Temporary Uses
and Open Storage Sites” and to meet the statutory requirements under relevant
pollution control ordinances;
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(f) to note the comments of the Chief Engineer/Mainland North, Drainage Services 

Department (CE/MN, DSD) that:  

 

(i) the applicant should have its own stormwater collection and discharge system 

to cater for the runoff generated within the Site and overland flow from 

surrounding of the Site, e.g. surface channel of sufficient size along the 

perimeter of the Site; sufficient openings should be provided at the bottom 

of the boundary wall/fence to allow surface runoff to pass through the Site if 

any boundary wall/fence are to be erected.  Any existing flow path affected 

should be re-provided.  The applicant should neither obstruct overland flow 

nor adversely affect the existing natural streams, village drains, ditches and 

the adjacent areas.  The applicant is required to maintain the drainage 

systems properly and rectify/modify the nearby existing/original drainage 

systems if they are found to be inadequate or ineffective to accommodate the 

additional runoff arisen from the development of the Site.  The applicant 

shall also be liable for and shall indemnify claims and demands arising out 

of damage or nuisance caused by failure or ineffectiveness of the modified 

drainage systems caused by their works.  The runoff within the subject 

premise including the runoff from the rooftop shall be served by a designated 

stormwater collection and discharge system and shall not be drained to the 

public sewerage network;  

 

(ii) DSD’s maintained public sewers exist in the vicinity but the feasibility of 

sewerage connection is subject to the invert level of discharge connection 

pipe leading from the Site.  The applicant shall demonstrate the technical 

feasibility of sewerage connection.  Should the applicant choose to dispose 

of the sewage of the proposed use through other means, views and comments 

from the Environmental Protection Department should be sought; and 

 

(iii) the applicant shall resolve any conflict/ disagreement with relevant lot 

owner(s) and seek LandsD’s permission for laying new drains/channels 

and/or modifying/upgrading existing ones in other private lots or on 

Government land (where required) outside the Site.  The cost and work of 

drainage and sewerage connection as well as future maintenance 

responsibility shall be borne by the applicant; 

 

(g) to note the comment of the Chief Engineer/Construction, Water Supplies 

Department (CE/C, WSD) that the applicant shall be required to follow and 

implement the preventive, control and mitigation measures proposed in the 

submission under the conditions of approval.  Additional mitigation measures 

may be required when the actual situation renders the initial submissions and/ or 

undertakings inviable.  Should pollution be detected in future due to the proposed 

use, immediate remedial action to clear the pollution must be taken by the grantee.  

The acceptance of the drainage proposal and its implementation should be subject 

to the jurisdiction of DSD; 

 

(h) to note the comments of the Director of Fire Services (D of FS) that detailed fire 

safety requirements will be formulated upon receipt of a formal submission of 

STW, general building plans or referral of application via relevant licensing 

authority, as appropriate.  Furthermore, the emergency vehicular access 
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STW, general building plans or referral of application via relevant licensing
authority, as appropriate. Furthermore, the emergency vehicular access
provision in the captioned work shall comply with the standard as stipulated in
Section 6, Part D of the Code of Practice for Fire Safety in Building 2011, which
is administrated by the Buildings Department; and

(i) to note the comments of the Executive Secretary of Antiquities and Monuments
Office, Development Bureau (ES(AMO), DEVB) that the Site falls within She
Shen Tsuen Site of Archaeological Interest.  After reviewing the location and
scope of the proposed use, AMO has no objection in principle to the proposed use
from the archaeological and built heritage conservation perspectives. Pursuant
to the Antiquities and Monuments Ordinance (Cap. 53), the applicants are required
to inform AMO immediately when any antiquities or supposed antiquities under
the Antiquities and Monuments Ordinance (Cap. 53) are discovered in the course
of works.
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