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Table 1: Responses to Comments from Various Government Departments on Planning Application No. A/YL-PS/634 (19 April, 2021) 

COMMENTS RESPONSES 

1. Transport Department   

(a) The Subject Site is connected to a section of Tin Wah 

Road via a section of a local access road which is not 

managed by Transport Department. The land status of the 

local access road should be clarified with the Lands 

Department by the applicant. Moreover, the management 

and maintenance responsibilities of the local access road 

should be clarified with the relevant lands and 

maintenance authorities accordingly.  

 

- Noted. 

(b) As there is no information about the vehicular access at 

the private lot(s) to the concerned site, the applicant 

should seek the relevant land owner(s) on the right of 

using the vehicular access. 

- Part of the Application Site has been an open storage site for new vehicles 

approved by the Town Planning Board from 1994-1998 (Application Nos. 

A/DPA/YL-PS/30, A/YL-PS/14 and 40). Then, the Application Site has 

been a wargame site (Application Nos. A/YL-PS/247, 295, 369 and 470) 

for 11 years from 2009 to 2020, in which the current application adopts the 

same vehicular access as all the previous approved applications. The same 

vehicular access was also jointly used by the adjoining open storage (with 

planning approvals)/recreational sites for about 20 years.  

 

The vehicular access to the Application Site involves 6 private lots. For 

Lots 312, 314 and 315 in DD126, the Applicant has a tenancy agreement 

with the land owners for using these lots (see Annex 2). For Lots 62S.B 

ss.1 RP, 62 S.C RP and 62 S.E RP in DD126, there has been a consensus 

among the land owners of approval on the right of using the vehicular 

access at the private lot(s) to the Application Site and adjoining areas. 



Responses to Departmental Comments (Application No. A/YL-PS/634)           Annex 1 

Page 2 

COMMENTS RESPONSES 

 

(c) The applicant should justify the demand for the proposed 

parking in the vicinity.  

 

- The proposed public vehicle park is targeted to serve the local villagers/ 

residents and visitors to those recreational facilities nearby. This will help 

regulate parking in the area and improve the traffic conditions in the 

vicinity. To demonstrate there is a local demand for the proposed parking in 

the vicinity, the following information is provided: 

 

(a) Existing Parking Situation 

The proposed parking provisions are supported by local communities. 

The existing parking situation in the area has been explained in the 

letter from the Chairman of Ping Shan Rural Committee (see Annex 3). 

At present, there is no proper public car parking space for local 

villagers/residents nearby such as Fung Ka Wai and Ha Mei San Tsuen. 

Due to the lack of parking facilities, private cars are parked freely along 

the local track, as shown in the enclosed site photos (see Annex 4). 

According to 2016 Population By-census, the population within 500 

radius from the Application Site is around 38,939 (including 

Constituency Areas of Kingswood North and Tsz Yau; and Tertiary 

Planning Unit 517). There has been an increasing demand for private 

car parking space along with the recent district development in villages 

and Tin Shui Wai New Town. In this regard, it was discovered that the 

shortage of domestic parking supply would result in improper parking 

and lead to traffic and road safety concerns in the surrounding areas. 

 

(b) Existing Public Transport Facilities 

At present, the nearest bus stops are located along Tin Shing Road, Tin 

Pak road and Tin Lung Road to the west, which are 500m away from 
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COMMENTS RESPONSES 

the Application Site. The nearby villages are also not in close proximity 

to any bus stop and MTR Station. As a result, many villagers rely on 

private cars as their major means of transportation, which account for 

the enormous demand for private car parking spaces in the villages.  

 

(c) Existing Recreational Facilities 

The Application Site and its surrounding areas are zoned “REC” on the 

Ping Shan OZP. A number of recreational facilities are found nearby 

such as barbecue spot and hobby farm and Kai Shan quickly 

development as a prominent hiking spot. There are also lack of parking 

spaces to serve these visitors. 

 

In view of the about, it is considered that there is a local demand for 90 

parking spaces in Fung Ka Wai. 

 

(d) The applicant should provide details of trip generation and 

attraction to justify the provision of 90 nos. of parking 

spaces within the subject site. 

- The breakdown of trip generation is shown in Table 1 below. There will be 

not more than 20 trips generated from the Application Site per hour. 

    

 

  



Responses to Departmental Comments (Application No. A/YL-PS/634)           Annex 1 

Page 4 

Table 1: Traffic Generation from and to the Application Site 

 Weekdays Weekends 

Time No. of Trips 

(Tenants) 

No. of Trips 

(Visitors) 

No. of Trips 

(Staff) 

No. of Trips 

(Tenants) 

No. of Trips 

(Visitors) 

No. of Trips 

(Staff) 

07:00-08:00 15 0 2 10 5 2 

08:00-09:00 

(AM Peak) 

20 0 0 12 8 0 

09:00-10:00 18 0 0 10 10 0 

10:00-11:00 18 2 0 8 12 0 

11:00-12:00 18 2 0 8 12 0 

12:00-13:00 15 2 0 8 12 0 

13:00-14:00 15 2 0 8 12 0 

14:00-15:00 15 2 0 8 12 0 

15:00-16:00 15 2 0 8 12 0 

16:00-17:00 18 2 0 8 12 0 

17:00-18:00 

(PM Peak) 

20 0 0 10 10 0 

18:00-19:00 18 0 0 10 8 0 

19:00-20:00 18 0 2 10 8 2 

20:00-21:00 15 0 0 10 5 0 

21:00-22:00 10 0 0 10 0 0 

22:00-23:00 8 0 0 5 0 0 

23:00-07:00 5 0 1 5 0 1 

 

(e) Section 4.4 and Section 5.1 of attached Planning 

Statement: 

  

 i. Planning justification is not tally in Section 4.4 

and Section 5.1 of attached Planning Statement. 

i. We would like to clarify that the proposed public car park will mainly 

serve local villagers/residents in view of the fact that there are limited 

public transport options in terms of variety and frequency in the vicinity 

of Fung Ka Wai. The majority portion (about 2/3) of car parking spaces 

(i.e. 60 nos.) will be rented out on monthly basis for local 

villagers/residents while the rest (about 1/3) will be rented to visitors. 
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 ii. Please clarify the proposed 90 nos. of parking 

spaces were provided for monthly rental purpose 

or facilitate the local parking demand to attraction 

point in the vicinity (i.e. hiking spot). 

 

ii. See our Response in (e) (i). 

 iii. The applicant should justify the proposed parking 

provision considering the arrangement for staff, 

tenant and visitor to the attraction point in the 

vicinity. 

iii. Given the proposed development is targeted to serve the local 

villagers/residents and visitors to the areas, and an existing local demand 

for private car parking spaces has been reflected from the existing parking 

conditions along the vehicular access nearby. The provision of 90 parking 

spaces will meet the local parking demand. 

 

 iv. Please provide breakdown of estimated trip 

generation and attraction rates with the proposed 

parking provisions considering the arrangement 

for staff, tenant and visitor to the attraction point 

in the vicinity. 

iv. See Table 1 above. 

    

 



Tenancy Agreement 

Annex 2 



Cannis
Textbox
Annex 3



Existing Parking Situation in Fung Ka Wai, Yuen Long 

Annex 4 

Site photos (taken on 15.4.2021) showing parking along the vehicular access 
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A/YL-PS/634

Previous s.16 Applications Covering the Site

Approved Applications

No. Application
No.

Development/Use Zoning Date of
Consideration

Approval
Conditions

1 A/DPA/YL-
PS/30

Temporary Use of Open
Storage of New Vehicles

“Unspecified”
(“U”)

21.10.1994
(Approved

for 3 Years)

1-9, 16

2 A/YL-PS/14 Temporary Open Storage of
New Vehicles for a Period of

12 Months

“REC” 3.10.1997 2, 3, 5, 8, 9, 16

3 A/YL-PS/40 Temporary Open Storage of
New Vehicles for a Period of

12 Months

“REC” 16.10.1998 3, 8, 9, 16

4 A/YL-PS/49 Golf Driving Range “REC” 26.3.1999
(Approved

for 3 Years)

5, 8-10, 16

5 A/YL-PS/295 Temporary War Game Centre
for a Period of 3 Years

“REC”, “V” 13.2.2009 5, 7-10, 13, 15,
16

6 A/YL-PS/369 Temporary War Game Centre
for a Period of 3 Years

“REC”, “V” 24.2.2012 5, 7, 8, 10-13,
15, 16

7 A/YL-PS/470 Renewal of Planning
Approval for Temporary War
Game Centre for a Period of 3

Years

“REC”, “V” 6.2.2015
(Revoked on
16.6.2017)

5, 7, 8, 10-16

8 A/YL-PS/544 Temporary War Game Centre
for a Period of 3 Years

“REC”, “V” 22.9.2017 7, 8, 9-16

Approval Conditions
(1) Submission of traffic impact assessment
(2) Provision of vehicular access to the site
(3) Provision of noise mitigation measures
(4) Carrying out of proposed works in the vicinity of existing waterworks installations
(5) Provision of a water works reserve  from the affected water mains
(6) Setting back of the site to avoid encroachment onto the proposed work limit of roadworks to Ha Mei San

Tsuen for Village Flood Protection Phase IV
(7) No night time operation
(8) Submission and implementation of landscape/tree planting/preservation proposal
(9) Submission and implementation of drainage proposal
(10) Submission and implementation of fire service installations proposal
(11) Submission of drainage record
(12) Maintain existing drainage facilities
(13) Provision/maintenance of peripheral fencing
(14) No vehicle is allowed to queue back to or reverse onto/from public road
(15) Revocation Clause
(16) Reinstatement Clause.
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Rejected Application

No. Application No. Development/Use Zoning Date of
Consideration

Reasons
for

Rejection
1 A/DPA/YL-PS/3 Open Storage of Vehicles “U” 13.5.1994

(Upon review)
1-5

2 A/YL-PS/247 Temporary Holiday Camp
Development with Ancillary

Facilities for a Period of 3
Years

“REC”,
“Conservation
Area” (“CA”)

and “V”

17.11.2006 1, 6 ,7

Reasons for Rejection:
(1) Not in line with planning intention.
(2) Not compatible with surrounding land uses.
(3) Impact of stormwater discharge on the existing stormwater drain along Tin Tze Road has not been

adequately addressed.
(4) Information on the existing access road such as land status, road surface condition and footpath

provision are incomplete and the applicant have not demonstrated that the number of vehicles
received/despatched in future will be maintained at the present level.

(5) Visual and noise impacts caused by proposed development have not been adequately addressed.
(6) No information was submitted to demonstrate that the proposed development would not generate

adverse drainage, sewerage, environmental, traffic and landscape impacts on the surrounding areas.
(7) Setting an undesirable precedent.
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A/YL-PS/634

Similar s.16 Applications within the same “REC” Zone

Rejected Application

No. Application
No.

Development/Use Zoning Date of
Consideration

Rejection
Reason(s)

1 A/YL-PS/523 Temporary Public Vehicle
Park (Private Cars, Light
Goods Vehicles and
Coaches) for a Period of 3
Years

“REC” 14.10.2016 1

Rejection Reason
(1) approval of the application, even on a temporary basis, would set an undesirable precedent for

similar applications within the subject “Recreation” zone. The cumulative effect of approving
such applications would result in a general degradation of the environment of the area.
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  A/YL-PS/634

Advisory clauses

(a) to resolve any land issues relating to the development with the concerned owner(s) the Site;

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD) that the Site comprises Old Schedule Agricultural Lots 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.  The private land of Lot 320 in D.D.126 is
currently covered by Short Term Waivers (STW) No. 3645 for the purpose of ‘Temporary
War Game Centre’.  The private land of Lots 285 and 286 both in D.D.126 is currently
covered by STW No. 3648 for the purpose of ‘Temporary War Game Centre’. The STW
holders will need to apply to his office for modification of the STW conditions where
appropriate. The lot owner(s) of the lot(s) without STW will need to apply to his office for
permitting the structures to be erected or to regularize any irregularities on site, if any.
Besides, given the proposed use is temporary in nature, only application for regularization or
erection of temporary structure(s) will be considered.  Application(s) of any of the above will
be considered by LandsD acting in the capacity of the landlord or lessor at its sole discretion
and there is no guarantee that such application(s) will be approved.  If such application(s)
is/are approved, it will be subject to such terms and conditions, including among others the
payment of premium or fee, as may be imposed by LandsD;

(c) to note the comments of the Commissioner for Transport (C for T) that the Site is connected
to Tin Wah Road/Tin Tsz Road via a section of a local access which is not managed by
Transport Department (TD).  The land status of the local access road should be clarified with
LandsD by the applicant. Moreover, the management and maintenance responsibilities of the
local access road should be clarified with relevant lands and maintenance authorities
accordingly. As there is no information about the vehicular access at the private lot(s) to the
Site, he presumes that the applicant should arrange by himself if necessary, and should seek
the relevant land owner(s) on the right of using the vehicular access;

(d) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that the access arrangement should be commented by TD.
Adequate drainage measures should be provided at the site access to prevent surface water
flowing from the Site to nearby public footpaths/drains. HyD shall not be responsible for the
maintenance of any access connecting the Site and Tin Wah Road/Tin Tsz Road;

(e) to note the comments of the Director of Environmental Protection (DEP) that the applicant
should follow the “Code of Practice on Handling Environmental Aspects of Open Storage and
Temporary Uses” issued by the Environmental Protection Department to minimize the
potential environmental nuisance to the surrounding areas;

(f) to note the comments of the Director of Fire Services (D of FS) that the applicant is advised
to submit relevant layout plans incorporated with the proposed fire service installations (FSIs).
The layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy. The location of where the proposed FSIs to be installed should be clearly marked
on the layout plans.  The applicant is reminded that if the proposed structure(s) is required to
comply with the Buildings Ordinance (Cap. 123), detailed fire service requirements will be
formulated upon receipt of formal submission of general building plans;

(g) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that according to the landscape and tree preservation



A/YL-PS/626

- 2 -

proposal in the planning statement, some of the proposed car parking spaces seem to be very
close or may be in conflict with the existing large Litchi chinensis at the northern part of the
Site.  The applicant should review and revise the proposed layout to avoid conflict with the
tree and update the landscape and tree preservation proposal accordingly. The applicant is
reminded that approval of the application does not imply approval of tree works such as
pruning, transplanting and felling under lease. The applicant should seek comments and
approval from the relevant authority on the proposed tree works and compensatory proposal,
where appropriate.  The applicant should refer to the guidelines promulgated by the
Development Bureau on tree management to undertake proper and regular tree maintenance
work.  Wheel stops or concrete barriers at a minimum distance of 1m from the planting areas
should be installed to protect the trees from damage by vehicles.  If replacement for existing
tree is required, the applicant may wish to consider other tree species with small mature size
in lieu of Ficus microcarpa which has the characteristics of vigorous root system and large
tree canopy in mature size; and

(h) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that 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 Building Authority (BA) should be obtained, otherwise
they are unauthorized building works (UBW) under the Buildings Ordinance (BO).  An
Authorized Person should be appointed as the coordinator for the proposed building works in
accordance with the BO. For UBW erected on leased land, enforcement action may be taken
by the BD to effect their removal in accordance with 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. 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, its permitted development intensity shall be determined under Regulation 19(3)
of the B(P)R at the building plan submission stage. 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 Building (Planning) Regulations. Detailed checking
under the BO will be carried out at building plan submission stage.


