
Appendix I of RNTPC
Paper No. A/STT/12

































Proposed Temporary Public Vehicle Park in D.D. 99, Yan Shau Wai, San Tin, Yuen Long, N.T.,  

September 2024 

1 

Proposed Temporary Public Vehicle Park for Private Car for a Period of 3 

Years  

at  

Lot 733 S.D ss.11 S.A (Part), 733 S.D ss.11 S.B, 733 S.D ss.11 S.C, 733 S.D 

ss.11 S.D, 733 S.D ss.11 S.E & 733 S.D ss.11 S.F in D.D. 99, Yan Shau Wai, 

San Tin, Yuen Long, N.T. 
 

Annex 1 Estimated Traffic Generation 
 

1.1 The application site is leading from Tung Wing On Road (Figure 2). 

 

1.2 The application site will be opened for parking of private car only.  No vehicle 

other than private car will be allowed to enter the site.  Also, vehicles without 

valid licences issued under the Road Traffic Ordinance will not be permitted to 

park at the application site. 

 

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

are as follow: 

 

 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  1.46 1.46 12 10 

 

Note 1: The opening hour of the proposed development is 24 hours from Mondays 

and Sundays including public holidays; 

 

Note 2: The pcu of private car is assumed 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. 

 

1.4 The applicant wishes to draw the Board’s attention that the proposed carpark is 

intended to meet the parking demand for nearby villagers.  The proposed 

development would not generate significant amount of traffic upon planning 

approval especially that the proposed development is limited in scale. 

  



Total: 13 pages 

 

Date: 16 October 2024 

 

TPB Ref.: A/STT/12 

                                                     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 Public Vehicle Park for Private Car for a 

Period of 3 Years at Lot 733 S.D ss.11 S.A (Part), 733 S.D ss.11 S.B, 

733 S.D ss.11 S.C, 733 S.D ss.11 S.D, 733 S.D ss.11 S.E & 733 S.D 

ss.11 S.F in D.D. 99, Yan Shau Wai, San Tin, Yuen Long, N.T. 
 

The details of trip generation with breakdown to justify the provision of 35 parking 

spaces is shown in the attached page. 

 

Please find attached the drainage proposal and the FSI plan for your further 

processing of the captioned planning application. 

 

 

 

Yours faithfully, 

 

 

 

 

 

                                                     Patrick Tsui 

 

c.c. Fanling, Sheung Shui and Yuen Long East District Planning Office 



Annex 1 Detailed Traffic Generation at the Application site on 15 October 2024 

(Tuesday) 

 

Time  Private car entering the 

site  

Private car leaving the site 

12:00a.m. to 1:00a.m. 0 0 

1:00a.m. to 2:00a.m. 0 0 

2:00a.m. to 3:00a.m. 0 0 

3:00a.m. to 4:00a.m. 0 1 

4:00a.m. to 5:00a.m. 0 0 

5:00a.m. to 6:00a.m. 0 1 

6:00a.m. to 7:00a.m. 0 4 

7:00a.m. to 8:00a.m. 2 2 

8:00a.m. to 9:00a.m. 4 3 

9:00a.m. to 10:00a.m. 2 0 

10:00a.m. to 11:00a.m. 0 0 

11:00a.m. to 12:00p.m. 1 1 

12:00p.m. to 1:00p.m. 0 0 

1:00p.m. to 2:00p.m. 1 0 

2:00p.m. to 3:00p.m. 0 1 

3:00p.m. to 4:00p.m. 1 0 

4:00p.m. to 5:00p.m. 4 0 

5:00p.m. to 6:00p.m. 3 0 

6:00p.m. to 7:00p.m. 4 1 

7:00p.m. to 8:00p.m. 2 1 

8:00p.m. to 9:00p.m. 3 0 

9:00p.m. to 10:00p.m. 0 0 

10:00p.m. to 11:00p.m. 1 0 

11:00p.m. to 12:00a.m. 0 0 
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Annex 1  Drainage Assessment 
 

A. Site particulars 
 

1.1.1 The application site is leading from Tung Wing On Road. (Figure 1)  It possesses an 
area of approximately 830m2. 

 
1.1.2 The application site has been hard paved.  It is intended for public parking of private 

car. 
 

1.1.3 The application site is adjacent to some village houses to the south.  The site is 
abutting a pond to the north.  A similar public vehicle park was found to the east of 
the application site.  

 
B. Level and gradient of the subject site & proposed surface channel 
 

1.1.4 The subject site has been hard paved and occupied an area of approximately 830m2.  
It has a very gentle gradient sloping from southwest to northeast from about +3.0mPD 
to +2.8mPD. 

 
1.1.5 In order to follow the topography of the application site, the proposed surface channel 

will be constructed following the gradient of the site.  As demonstrated in the 
calculation in Annex 1.3 hereunder, 375mm surface U-channel will be capable to drain 
surface runoff accrued at the subject site and the same passing through the site from 
adjacent area. 
 
C.  Catchment area of the proposed drainage provision at the subject site 
 

1.1.6 A pond is abutting to the north of the application site.  The level of the land to the 
south of the site (i.e. a road) is slightly higher than the application site and the level to 
the further south is lower than the road.  The land to the west and east is found lower 
than the application site.  

 
1.1.7 In light of the above, an external catchment has been identified in Figure 1.   

 
D.  Particulars of the existing drainage facilities to accept the surface runoff 

collected at the application site 
 

1.1.8 According to recent site inspection, a culvert is found to the northwest of the 
application site.  The collected surface runoff will be dissipated to the pond and 
leading to the culvert. (Figure 1) 

 

1.2 Runoff Estimation & Proposed Drainage Facilities 
 
A. Proposed drainage facilities 
 

1.2.1 Subject to the above calculations, it is determined that 375mm surface U-channel 



 4 

which is made of concrete along the site periphery is adequate to intercept storm water 
passing through and generated at the application site (Figure 1). 

 
1.2.2 The collected surface runoff will be conveyed to culvert to the northwest of the 

application site via the existing pond abutting the northern site boundary. (Figure 1) 
 

1.2.3 The calculations in Annex 1.3 shows that the proposed 375mm surface channel has 
adequate capacity to cater for the surface runoff generated at the subject site and the 
external catchment.  

 
1.2.4 All the proposed drainage facilities, including the section of surface channel proposed 

in between of the subject site to the open drain, will be provided and maintained at the 
applicant’s own expense.  Also, surface U-channel will be cleaned at regular interval 
to avoid the accumulation of rubbish/debris which would affect the dissipation of 
storm water. 
 

1.2.5 Prior to the commencement of drainage works, the applicant will consult District 
Lands Office/Yuen Long and relevant land owners for the works outside the 
application site.  

 
1.2.6 The provision of the proposed surface U-channel will follow the gradient of the 

application site.  All the proposed drainage facilities will be constructed and 
maintained at the expense of the applicant. 

 
1.2.7 All proposed works at the site periphery would not obstruct the flow of surface runoff 

from the adjacent areas, the provision of trees and surface U-channel at site boundary 
is detailed hereunder: 

 
(a) Soil excavation at site periphery, although at minimal scale, is inevitably for the 

provision of surface U-channel and landscaping.  In the reason that the accumulation 
of excavated soil at the site periphery would obstruct the free flow of the surface runoff 
from the surroundings, the soil will be cleared at the soonest possible after the 
completion of the excavation process. 

 
(b) No leveling work will be carried at the site periphery.  The level of the site periphery 

will be maintained during and after the works.   
 

(c) Some openings will be provided at the toe of hoarding so as to allow unobstructed 
flow of surface runoff from adjacent area. 
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Annex 1.3  Drainage Calculation for the Proposed Provision of 

Drainage Facilities at Subject Site 
 

1.  Runoff Estimation  
 
1.1 Rational method is adopted for estimating the designed run-off 

 
                       Q = k ×i ×A/3,600 
Assuming that: 
i. The area of the entire catchment is approximately 830m2 and the size of 

external catchment is about 170m2 so that the total area of the catchment is 
about 1,000m2;  

ii. The application site is totally paved with concrete and therefore the value of 
run-off co-efficient (k) is taken as 1.  

 
Difference in Land Datum =  3.3m – 2.8m  = 0.5m 

       
            L        =  50m 

 
       ∴  Average fall =  0.2m in 50m  or  1m in 100m 

 
According to the Brandsby-Williams Equation adopted from the “Stormwater 
Drainage Manual – Planning, Design and Management” published by the Drainage 
Services Department (DSD), 
 
        Time of Concentration (tc) = 0.14465 [ L/(H0.2 ×A0.1) ] 
 
                           tc   = 0.14465 [ 50/ (10.2 × 1,0000.1) ]  

             
                           tc  = 3.62 minutes 
 
With reference to the Intensity-Duration-Frequency Curves provided in the 
abovementioned manual, the mean rainfall intensity (i) for 1 in 180 recurrent 
flooding period is found to be 300 mm/hr 
 

By Rational Method, Q  = 1 × 300 × 1,000 / 3,600 
 
                        ∴ Q = 83.33 l/s = 5,000 l/min 
 
In accordance with the Chart or the Rapid Design of Channels in “Geotechnical 
Manual for Slopes”, 375mm surface U-channel at gradient 1:300 is considered 
adequate to dissipate all the stormwater accrued by the application site and adjacent 
land.   
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Relevant Extracts of the Town Planning Board Guidelines for
Application for Developments within Deep Bay Area
under Section 16 of the Town Planning Ordinance

(TPB PG-No. 12C)

According to TPB PG-No. 12C, the Site falls within the Wetland Buffer Area (WBA).  Extracts
of land use concept and development guidelines are summarised as follows:

Wetland Buffer Area

(a) The intention of the WBA is to protect the ecological integrity of the fish ponds and
wetland  within  the  Wetland Conservation Area (WCA)  and  prevent  development  that
would  have  a negative off-site disturbance impact on the ecological value of fish ponds.

(b) Within the WBA, for development or redevelopment which requires planning permission,
an ecological impact assessment (EcoIA) would need to be submitted.  Some local and
minor uses (including temporary uses) are exempted from the requirement of EcoIA.
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Appendix A

List of Uses Exempted from Ecological Impact Assessment within the Wetland Buffer Area

For planning applications involving uses/development within the Wetland Buffer Area, the
following uses/development are exempted from the requirement of ecological impact
assessment as part of the submission to the Board :

- Temporary Uses
- Agricultural Use (except in SSSI Zone)
- Ancestral Hall
- Bank#
- Barbecue Spot
- Barber Shop#
- Beauty Parlour#
- Burial Ground
- Clinic/Polyclinic*
- Electricity Substation of single storey
- Government Refuse Collection Point^
- House (Alteration, modification and/or redevelopment to the existing building bulk only)
- New Territories Exempted Houses
- Off-Course Betting centre#
- On-farm Domestic Structure
- Photographic Studio#
- Playground/Playing Field in “V” and “R(D)” zones
- Police Post/Police Reporting Centre
- Post Office*
- Private Club#
- Public Convenience
- Public Library*
- Public Utility Installation (electricity mast, lamp pole, pipeline and telephone booth only)^
- Pumping Station of single storey
- Refreshment Kiosk
- Retail Shop#
- School*
- Showroom excluding Motor-vehicle Showroom#
- Shrine
- Social Welfare Facility*
- Tent Camping Site

Note:
# other than free-standing building
* other than free-standing building exceeding 3 storeys
^ not applicable to the “Other Specified Uses” annotated “Eco-lodge” zone on the Ma Tso Lung and Hoo Hok

Wai Outline Zoning Plan
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Previous s.16 Application covering the Application Site

Approved Application

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

1. A/YL-ST/587 Proposed Temporary Public Vehicle Park
(Private Cars Only) for a Period of 3 Years

14.5.2021

Similar s.16 Application within the same “V” zone
on the San Tin Technopole OZP in the Past Five Years

Approved Applications

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

1. A/YL-ST/579* Proposed Temporary Public Vehicle Park
(Excluding Container Vehicle) for a Period
of 5 Years

12.3.2021
[revoked on 12.4.2024]

2. A/YL-ST/583* Proposed Temporary Private Vehicle Park
(Private Cars Only) for a Period of 3 Years

12.3.2021
[revoked on 12.9.2021]

3. A/YL-ST/606 Temporary Public Vehicle Park for Private
Car for a Period of 3 Years

28.1.2022

4. A/YL-ST/608* Proposed Temporary Public Vehicle Park
for Private Car and Ancillary Shop and
Services for a Period of 3 Years and
associated Excavation of Land

18.2.2022
[revoked on 18.11.2022]

5. A/YL-ST/624 Renewal of Planning Approval for
Temporary Public Vehicle Park (Private
Cars Only) for a Period of 3 Years

26.8.2022

* denotes permission revoked
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Government Departments’ General Comments

1. Land Administration

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

� no adverse comment on the application;

� the application site (the Site) comprises an Old Schedule Agricultural Lot No. 733 S.D
ss.11 S.A (Part), 733 S.D ss. 11 S.B, 733 S.D ss.11 S.C, 733 S.D ss.11 S.D, 733 S.D
ss.11 S.E and 733 S.D ss.11 S.F in D.D. 99 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;

� according to his record, there is no Small House application under processing or
approved at the Site; and

� advisory comments are detailed in Appendix V.

2. Environment

Comments of the Director of Environmental Protection:

� no comment on the application;

� no environmental complaints relating to the Site was recorded in the past three years;
and

� advisory comments are detailed in Appendix V.

3. Traffic

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

� no adverse comment on the application from highways maintenance point of view; and

� advisory comments are detailed in Appendix V.

4. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department:

� no objection to the application from landscape planning perspective;

� with reference to the aerial photo of February 2024, the Site is located in an area of
rural inland plains and miscellaneous urban fringe landscape character comprising of
fish ponds, village houses, temporary structures, vehicular parking areas and scattered
tree groups.  With reference to the site photos taken on 18.10.2024, the Site has been
hard paved with car parking spaces and a few existing trees along the northern
boundary of the Site.  With reference to the aerial photos taken in February 2024 and
December 2021, there is no significant change to the landscape character of the
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surrounding areas since the last application No. A/YL-ST/587 was approved.
According to the Planning Statement, the major development parameters, including site
area, layout and number of parking spaces, remain unchanged.  Further adverse
landscape impact within the Site arising from the applied temporary use is not
anticipated; and

� advisory comments are detailed in Appendix V.

5. Drainage

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

� no objection in principle to the planning application from drainage operation and
maintenance point of view;

� it is noted that the applicant implemented the drainage facilities on the Site under
previously approved planning application No. A/YL-ST/587.  The current application
maintains the same use and site boundary as the previous application. In this regard,
the applicant should provide DSD for reference a set of record photographs, clearly
marking the corresponding locations on the approved drainage plan after the
completion of drainage works. DSD will conduct a joint site inspection with the
applicant;

� all the proposed drainage facilities should be constructed and maintained by the
applicant at his own cost.  The applicant should ensure and keep all drainage works on
site under proper maintenance at all times; and

� advisory comments are detailed in Appendix V.

6. Fire Safety

Comments of the Director of Fire Services:

� no objection in principle to the application subject to fire service installations (FSIs)
being provided to his satisfaction;

� the FSIs proposal is considered acceptable to the Fire Services Department; and

� advisory comments are detailed in Appendix V.

7. Project Interface

Comments of the Project Manager (North), Civil Engineering and Development
Department (CEDD):

� the Site is in the close proximity of the boundary of San Tin Technopole with future
Road L13 adjacent to the Site.  The Site would have potential project interface with
San Tin Technopole project.
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8. Water Supply

Comments of the Chief Engineer/Construction, Water Supplies Department:

� no comment on the application; and

� advisory comments are detailed in Appendix V.

9. Buildings

Comments of the Chief Building Surveyor/New Territories West, Buildings Department:

� no objection to the application; and

� advisory comments are detailed in Appendix V.

10. Other Departments

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

(a) Director of Agriculture, Fisheries and Conservation;
(b) Project Manager (West), CEDD;
(c) Head of Geotechnical Engineering Office, CEDD;
(d) Chief Estate Surveyor/Acquisition, LandsD;
(e) Chief Engineer/Railway Development 1-1, Railway Development Office, HyD;
(f) Commissioner of Police; and
(g) District Officer (Yuen Long), Home Affairs Department.
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Recommended Advisory Clauses

(a) prior planning permission should have been obtained before commencing the applied use
at the application site (the Site);

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

� the lot owner(s) will need to immediately apply to his office for a Short Term Waiver
(STW) to permit the structure(s) erected within the private lots (i.e. Lots 733 S.D
ss.11 S.A (Part), 733 S.D ss. 11 S.B, 733 S.D ss.11 S.C, 733 S.D ss.11 S.D, 733 S.D
ss.11 S.E and 733 S.D ss.11 S.F in D.D. 99).  The application 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, if approved, will be subject to such
terms and conditions, including the payment of waiver fee and administrative fee as
considered appropriate by LandsD.  Besides, given the applied use is temporary in
nature, only erection of temporary structure(s) will be considered;

(c) to note the comments of the Commissioner for Transport that:

� no vehicle is allowed to queue back to reverse onto/from public road at any time
during the planning approval period;

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

� HyD shall not be responsible for the maintenance of the proposed access, if any,
connecting the Site to Tung Wing On Road; and

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

(e) to note the comments of the Director of Environmental Protection (DEP) that:

� the applicant is advised to follow the environmental mitigation measures and
requirements in the latest “Code of Practice on Handling the Environmental Aspects
of Temporary Uses and Open Storage Sites” issued by the Environmental Protection
Department;

(f) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department that:

� the approval of the application does not imply approval of tree works such as
pruning, transplanting and felling. Application for any tree works should be
submitted direct to relevant authority(ies) for approval. The applicant should make
reference to the useful information promulgated by the Greening, Landscape and
Tree Management Section of the Development Bureau on tree maintenance and tree
risk management for proper maintenance of the existing trees;



-2-

(g) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (DSD) that:

� the applicant shall ascertain that all existing flow paths would be properly
intercepted and maintained without increasing the flooding risk of the adjacent area.
As existing drains are running through the Site, the application shall ensure that the
flow remains unobstructed during the period;

� the applicant is reminded that the proposed drainage proposal/works as well as the
Site boundary should not cause encroachment upon areas outside his jurisdiction;

� no public sewerage maintained by DSD is currently available for connection. For
sewage disposal and treatment, agreement from the DEP shall be obtained;

� the applicant should consult DLO/YL, LandsD regarding all the proposed drainage
works outside the lot boundary in order to ensure the unobstructed discharge from
the Site in future; and

� all the proposed drainage facilities should be constructed and maintained by the
applicant at his own cost. The applicant should ensure and keep all drainage works
on site under proper maintenance at all times;

(h) to note the comments of the Chief Engineer/Construction, Water Supplies Department
(WSD) that:

� existing water mains in the area will be affected (Plan A-2 of the RNTPC Paper).
The cost of any necessary diversion shall be borne by the applied use/development;

� in case it is not feasible to divert the affected water mains, a waterworks reserve
within 1.5 metres from the centre line of the water mains shall be provided to the
satisfaction of WSD.  No structure shall be built or materials stored within the
waterworks reserve.  Free access shall be made available at all times for staff of
the Director of Water Supplies or their contractor to carry out construction,
inspection, operation, maintenance and repair works;

� no trees or shrubs with penetrating roots may be planted within the waterworks
reserve or in the vicinity of the water mains shown on Plan A-2; and

� the Government shall not be liable to any damage whatsoever and howsoever caused
arising from burst or leakage of the public water mains within and in close vicinity
of the Site;

(i) to note the comments of the Director of Fire Services 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 (F.S. 251) and forward a copy of the certificate to the D of
FS; and
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� if the proposed structure(s) 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; and

(j) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department that:

� there is no record of approval granted by the Building Authority (BA) for the
existing structures at the Site;

� 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
BA should be obtained, otherwise they are unauthorised building works (UBW)
under the BO.  An Authorized Person should be appointed as the co-ordinator for
the proposed building works in accordance with the BO;

� 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;

� 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;

� if the existing structure is erected on leased land without the approval of the BA, it
is UBW under BO and should not be designated for any proposed use under the
application;

� for UBW erected on leased land, enforcement action may be taken by 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;

� any temporary shelters or converted containers for office, storage, washroom or
other uses are considered as temporary buildings are subject to the control of Part
VII of the B(P)R; and

� detailed checking under the BO will be carried out at building plan submission stage.
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