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1 Attachment

Dear Sir, 

Attached please find our replacement pages of Justifications for your further action. Thank you.

Regards,
Alan Poon

--
Goldrich Planners and Surveyors Ltd.
Room 8E, 8/F., Keader Centre,
129-149 On Lok Road, 
Yuen Long, 
New Territories, 
Hong Kong.
Tel.: 27132138
Fax: 27621783

Notice to recipient: This e-mail is meant for only the intended recipient of the transmission, and may contain information of Goldrich Planners and Surveyors 
Ltd. that is confidential and/or privileged. If you received this e-mail in error, any review, use, dissemination, distribution, or copying of this e-mail is strictly 
prohibited. Please notify us immediately of the error by return e-mail and please delete this message from your system. Thank you in advance for your 
cooperation.

A/YL-PS/666 - Submission of Replacement Pages of Justifications09/08/2022 17:31
From: Rich Gold <goldrichplanners@gmail.com>
To: tpbpd@pland.gov.hk
Cc: jmhkwok@pland.gov.hk

A_YL-PS_666 Replacement pages of Justification 9.8.2022.pdf
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Justifications 
Lots 477 S.A (Part), 477 S.B (Part), 477 S.C, 477 S.D (Part), 483 S.B (Part), 483 S.C 

(Part) and 483 S.D (Part) in D. D. 123, Tai Tseng Wai, Yuen Long, New Territories  

 
1. THE APPLIED USE 

 

1.1. The applied use is “Proposed Temporary Public Vehicle Park (Private Cars)” for 

a period of 3 years. 

 

2. LOCATION 

 

2.1. The application site is on Lots 477 S.A (Part), 477 S.B (Part), 477 S.C, 477 S.D 

(Part), 483 S.B (Part), 483 S.C (Part) and 483 S.D (Part) in D. D. 123, Tai Tseng 

Wai, Yuen Long, New Territories. 

 

3. SITE AREA  

 

3.1. The site area is about 447.4 m2. No Government Land is involved. 

 

4. APPLICATION BACKGROUND 

 

Previous Applications 

 

Application No. Applied Use Approval Date 

A/YL-PS/501 
Temporary Public Vehicle Park 

(Private Cars) for a Period of 3 Years 
Approved on 4.12.2015 

A/YL-PS/566 
Temporary Public Vehicle Park 

(Private Cars) for a Period of 3 Years 
Approved on 17.8.2018 

 

4.1. The site is the subject of two previously approved applications nos. A/YL-

PS/501 and A/YL-PS/566. 

 

4.2. For application no. A/YL-PS/501 approved in 2015, the applicant had laid the U-

channel and planted the trees. But they were not up to the required standard. The 

applicant was unable to upgrade the implemented features in time. The 

application was revoked. 

 

4.3. For the second application no. A/YL-PS/566 approved in 2018, he had also laid 

the U-channel and plant the trees. He was required to set up the tree guards to 

protect the trees and improve the standard of the completed drainage system. It 

was at the high time of pandemic. He was unable to find sufficient labour to 

complete the work in time. The approval was also revoked. 

 

4.4. The applicant had complied with the approval conditions other than the 

implementation of the landscape proposal and the drainage proposal. He had 

made efforts to comply with the approval conditions but was unable to comply 

with these 2 approval conditions in time in the last two approvals. With the 

experience of the failures of the last two times, the applicant will improve his 

skill to meet the standard and continue to make efforts to comply with the 

approval conditions. 
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5. PLANNING CONTEXT 

 

5.1. The site falls within “Village Type Development” (“V”) zone on the Draft Ping 

Shan Outline Zoning Plan (OZP) No. S/YL-PS/19.  

 

5.2. The planning intention of this zone is to reflect existing recognised and other 

villages, and to provide land considered suitable for village expansion and re-

provisioning of village houses affected by Government projects. Land within this 

zone is primarily intended for development of Small Houses by indigenous 

villagers. It is also intended to concentrate village type development within this 

zone for a more orderly development pattern, efficient use of land and provision 

of infrastructures and services. Selected commercial and community uses serving 

the needs of the villagers and in support of the village development are always 

permitted on the ground floor of a New Territories Exempted House Other 

commercial, community and recreational uses may be permitted on application 

to the Town Planning Board. 

 

5.3. “Public Vehicle Park” falls under Column 2 use of the “V” zone. It may be 

permitted with or without conditions on application to the Town Planning Board. 

 

5.4. The temporary nature of the application would not jeopardise the planning 

intention of the “V” zone. 

 

6. DEVELOPMENT PARAMETERS 

 

6.1. OPERATION HOURS 

 

6.1.1. The operation hours of Public Vehicle Park are 7:00 am to 11:00 pm every 

day (including Sundays and Holidays). 

 

6.2. STRUCTURE 

 

6.2.1. There is no structure erected on the site. 

 

6.3. OPERATION PLAN  

 

6.3.1. There are 14 parking spaces for private cars. No light, medium and heavy 

goods vehicle and container vehicle is allowed on-site. 

 

6.4. The site is the subject of two previously approved application nos. A/YL-PS/501 

and A/YL-PS/566. The applicant complied with 3 approval conditions (3 

conditions out of 5 conditions). He had made an effort to comply with the 

approval conditions but could not comply with the last 2 approval conditions in 

time. The application was revoked on 17.1.2021. The applicant would like to 

apply a fresh s.16 application to continue the use. 
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7. SIMILAR APPLICATIONS IN THE VICINITY 

 

Application No. Applied Use Approval Date 

A/YL-PS/274 
Temporary Vehicle Park for Private 

Cars for a Period of 3 Years 

Approved with conditions 

on 28.9.2007 

A/YL-PS/285 

Proposed Temporary Vehicle Park 

for Private Cars for a Period of 3 

Years 

Approved with conditions 

on 5.9.2008 

A/YL-PS/328 

Temporary Vehicle Park for Private 

Cars and Light Vans for a Period of 2 

Years 

Approved with conditions 

on 24.9.2010 

 

7.1. There were three similar applications in the same “V” zone. Those applications 

were approved with conditions on a temporary basis. 

 

8. NO ADVERSE ENVIRONMENTAL IMPACT 

 

8.1. DRAINAGE 

 

8.1.1. Existing 225mm u-channel is provided in the site. It is connected to the 

existing culverts located to the west and south-east of the site. Please refer 

the Drainage Proposal (Plan 4) for details.  

 

8.2. TRAFFIC 

 

8.2.1. The width of ingress/egress is 7.3m wide and located at the southeast 

boundary of the site. Please see the Layout Plan (Plan 3) for details. 

 

8.2.2. The site is accessible via a local track connecting to Fuk Shun Street. 14 

parking spaces for private cars (5m (L) x 2.5m(W)) are provided. Sufficient 

manoeuvring space will be provided within the site. Hence, no queuing, 

reversing and manoeuvring of vehicles out of the site is required for vehicles 

travelling into and out of the site.  

 

8.2.3. The estimated daily trip generation and attraction rate for private car is 14 

per day. The number of trips generated from and attracted to the site is 

expected to be similar for both weekdays and weekends. Please refer to the 

trip generation and attraction rate as follows: 

 

 Weekdays, Weekends and Public Holidays 

Timeslots Trip generations Trip attractions 

07:00 – 08:00 4 0 

08:00 – 09:00 4 0 

09:00 – 10:00 2 0 

10:00 – 11:00 0 0 

11:00 – 12:00 0 0 

12:00 – 13:00 0 2 

13:00 – 14:00 2 2 

14:00 – 15:00 2 0 
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15:00 – 16:00 0 0 

16:00 – 17:00 0 0 

17:00 – 18:00 0 0 

18:00 – 19:00 0 4 

19:00 – 20:00 0 4 

20:00 – 21:00 0 0 

21:00 – 22:00 0 1 

22:00 – 23:00 0 1 
 

8.2.4. The vehicle park aims at serving the residents in vicinity. Thus, the proposed 

use will not attract extra vehicles outside the village. No significant adverse 

impact is anticipated to the local network, especially Fuk Shun Street. 

 

9. PLANNING GAIN 

 

9.1. The proposed use serves the vicinity and benefit the residents in the local area 

since there is no existing public vehicle park for the vicinity. The proposed use 

will continue to serve the demand for public car park and help regulate the 

chaotic parking situation in the area. 

 

- END - 
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A/YL-PS/666

Relevant Extract 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)

Wetland Buffer Area (WBA)

(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; and

(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 however exempted from the requirement of
EcoIA.
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A/YL-PS/666

Previous s.16 Applications covering the Application Site

Approved Applications

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

A/YL-PS/501 Temporary Public Vehicle Park (Private Cars) for a
Period of 3 Years

4.12.2015
(Revoked on

4.5.2018)
A/YL-PS/566 Temporary Public Vehicle Park (Private Cars) for a

Period of 3 Years
17.8.2018

(Revoked on
17.1.2021)
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A/YL-PS/666

Government Departments’ General Comments

1. Traffic

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

The proposed access arrangement should be commented by the Transport Department
(TD).

2. Environment

Comments of the Director of Environmental Protection (DEP):

� no objection to the application; and

� there is no substantiated environmental complaint pertaining to the Site received in the
past three years.

3. Drainage

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

� no objection in principle to the proposed development from a drainage point of view,
and no adverse comment on the submitted drainage proposal; and

� should the Town Planning Board (the Board) consider that the application be acceptable
from the planning point of view, he would suggest that approval condition(s) should be
stipulated in the approval letter requiring the applicant to implement and maintain the
proposed drainage facilities to his satisfaction.

4. Fire Safety

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

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

� the submitted FSIs proposal is considered acceptable.

5. Building Matters

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

� noting that there is no proposed building works on the Site, he has no comment on the
application.
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6. Landscaping

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD):

� according to the aerial photo of 2021, the Site is situated in an area of miscellaneous
urban fringe predominated by industrial buildings, open-air car parks, village houses,
farmland, graveyard and woodland.  The Site is a hard-paved vehicle park in operation.
Some trees along the site boundary are observed;

� according to the submitted tree preservation and landscape proposal, the applicant
proposed to preserve 14 existing trees along the northwest and southwest boundaries of
the Site.  Further significant landscape impact on existing landscape resource within the
Site is not anticipated.  She has no comment from landscape planning perspective; and

� there are some existing trees along the site boundary for screening.  A landscape
condition is considered not required should the application be approved by the Board.

7. District Officer’s Comments

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

His office has not received any locals’ comment on the application.

8. Other Departments’ Comments

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

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

� Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);

� Chief Engineer/Land Works, Civil Engineering and Development Department (CE/LW,
CEDD);

� Project Manager (West), CEDD (PM(W), CEDD);

� Commissioner of Police (C of P); and

� Director of Electrical and Mechanical Services (DEMS).
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A/YL-PS/666

Recommended Advisory Clauses

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

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

(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) Lots 477 S.A (Part), 477 S.B (Part), 477 S.C, 477 S.D (Part), 483 S.B (Part), 483 S.C
(Part) and 483 S.D (Part) in D.D. 123 are Old Schedule Agricultural Lots held under Block
Government Lease; and

(ii) operation of public vehicle park does not constitute a breach of lease conditions subject
to no structure shall be erected without prior approval from his office;

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

(i) sufficient space within the Site should be provided for manoeuvring of vehicles.  In
addition, no vehicle is allowed to queue back to or reverse onto/from public road at any
time during the planning approval period; and

(ii) the Site is connected to the public road network (Fuk Shun Street) via a local unnamed
access road which is not managed by the Transport Department;

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

(i) adequate drainage measures shall 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 Fuk Shun Street is not and will not be maintained
by HyD. HyD should not be responsible for maintaining any access connecting the Site
with Fuk Shun Street;

(g) to note the comments of the Director of Fire Services (D of FS) that the
installation/maintenance/modification/repair work of fire service installations shall be
undertaken by an 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 (FS 251) and forward a copy of the
certificate to him; and

(h) to note the comments of the Director of Environmental Protection (DEP) that the applicant
should follow the relevant mitigation measures and requirements in the latest ‘Code of Practice
on Handling Environmental Aspects of Temporary Uses and Open Storage Sites’ issued by the
Environmental Protection Department to minimise any potential environmental nuisances.
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