
A/YL-PS/696

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;

� The application 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; and

� Detailed advisory comments are at Appendix V.

2. Environment

Comments of the Director of Environmental Protection (DEP):

No objection to the application.

3. Water Supplies

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

No objection to the application.

4. Traffic

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

He has no further comment to the application.

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.

5. Drainage

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

� No objection in principle to the application from public drainage point of view; and

� Should the application be approved, a condition should be included to request the
applicant to submit a revised drainage proposal, to implement and maintain the
proposed drainage facilities as per the drainage proposal for the Site to ensure that it
will not cause adverse drainage impact to the adjacent area of the Site.
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6. Fire Safety

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

No objection in principle to the proposal subject to the fire service installations being
provided to the Site.

7. Building Matters

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

No objection to the application.

8. Long Term Development

Comments of the Project Manager (West), Civil Engineering and Development
Department (PM(W), CEDD):

No comment on the application.

9. District Officer’s Comments

Comments of the District Officer (Tuen Mun), Home Affairs Department (DO(TM), HAD):

No comment from departmental point of view.

10. Other Departments

The following departments have no comment on the application:

� Chief Town Planner/Urban Design and Landscape, Planning Department (CTP/UD&L,
PlanD);

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

� Commissioner for Police (C of P).
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Date: 3 October 2023 

 

TPB Ref.: A/YL-PS/696 

                                           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 & Services for a Period of 3 Years at Lot 

113 S.B RP (Part) in D.D. 121, Ping Shan, Yuen Long, N.T. 

 
Our response to the comments of the Transport Department is as follows: 

 

Transport Department’s comments  Applicant’s response  

(a) The applicant should clarify how the 

proposed development connects to 

the public road; 

(b) The applicant should provide hourly 

trip generation and trip attraction of 

the proposed development; 

(c) The applicant should specify how the 

parking need of the proposed 

development could be satisfied; 

 

 

 

(d) The applicant should specify the 

access point arrangement; 

 

 

(e) The local track leading to the subject 

site is not under TD’s purview.  The 

applicant shall obtain consent of the 

owners/managing parties of the local 

track for using it as the vehicular 

access to the subject site; 

(f) Sufficient space should be provided 

within the application site for 

manoruvring of vehicles.  In 

addition, no parking, queueing and 

reverse movement of vehicles on 

Noted.  Please refer to the Figure 4. 

 

 

Please see the hourly trip generation and 

trip attraction below.  

 

There is an approved public vehicle park 

adjoining the application site (TPB Ref.: 

A/YL-PS/673).  Also, the applicant 

provides delivery service to the client.  

The staff are using Light Railway Transit 

to access the site.  

The access point is the 4.5m wide 

ingress/egress as shown in the proposed 

layout plan (Figure 3).  A gate will be 

provided at the access point.  

Noted.  

 

 

 

 

 

Noted. Sufficient space should be 

provided within the application site for 

manoruvring of vehicles.  In addition, 

no parking, queueing and reverse 

movement of vehicles on public road are 

Appendix Ia of RNTPC
Paper No. A/YL-PS/696



public road are allowed. 

 
allowed. 

 

 

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: Mr. Max Wong) – 

By Email 

 

Table: Hourly Trip Generation and Trip Attraction of the Proposed Development 

 

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) 

Light goods 

vehicle 0.15 0.15 1.5 0 

 

Hour Trip Generation Trip Attraction 

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

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

11:00a.m. to 12:00p.m 0 0 

12:00p.m. to 1:00p.m. 0 1.5 

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

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

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

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

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

6:00p.m. to 7:00p.m. 1.5 0 

 

Note 1: The opening hour of the proposed development is restricted to 9:00 a.m. to 7:00 

p.m. at all days including Sundays and public holidays. 

 

Note 2: The pcu of light goods vehicle are taken as 1.5.   

 

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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Previous s.16 Applications Covering the Site

Approved Applications

No. Application No. Development/Use Date of Consideration
1 A/YL-PS/580 Proposed Temporary Public Vehicle

Park (Private Cars and Light Goods
Vehicles) for a Period of 3 Years

31.5.2023

Rejected Application

No. Application No. Development/Use Date of
Consideration

Reasons for Rejection

1 A/YL-PS/7 Temporary Container Tractor
and Trailer Park for 12 Months

6.6.1997 (1), (3), (4) and (5)

2 A/YL-PS/89 Temporary Vehicle and
Container Trailer/ Tractor Park
for a Period of 3 Years

22.12.2000 (1), (3) and (5)

3 A/YL-PS/114 Temporary Open Storage of
Construction Materials for a
Period of 3 Years

14.6.2002 (1), (3) and (5)

4 A/YL-PS/491 Proposed Temporary Open
Storage of Building Materials
with Ancillary Office for a
Period of 3 Years

8.1.2016 (1), (4) and (6)

Reasons for Rejection:
(1) Not in line with planning intention.
(2) Incompatible with surrounding land uses.
(3) Undesirable precedent for similar applications.
(4) Adverse impact on implementation of public works project.
(5) Adverse environmental, traffic, drainage, visual, and/or noise impacts.
(6) Not in line with Town Planning Board Guidelines for Application for Open Storage and Port

Back-up Uses (TPB PG No.13E)
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Similar s.16 Applications within the same “R(B)1” Zone
on the approved Ping Shan OZP

Approved Applications

No. Application
No.

Proposed Use Date of Consideration
(RNTPC)

1 A/YL-PS/627 Temporary Shop and Services (Car Beauty) and
ancillary Public Vehicle Park for a Period of 3 Years

26.2.2021

2 A/YL-PS/673 Temporary Shop and Services and Public Vehicle
Park (Private Car) for a Period of 3 Years

3.3.2023
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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;

� The application 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; and

� Detailed advisory comments are at Appendix V.

2. Environment

Comments of the Director of Environmental Protection (DEP):

No objection to the application.

3. Water Supplies

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

No objection to the application.

4. Traffic

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

He has no further comment to the application.

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.

5. Drainage

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

� No objection in principle to the application from public drainage point of view; and

� Should the application be approved, a condition should be included to request the
applicant to submit a revised drainage proposal, to implement and maintain the
proposed drainage facilities as per the drainage proposal for the Site to ensure that it
will not cause adverse drainage impact to the adjacent area of the Site.
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6. Fire Safety

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

No objection in principle to the proposal subject to the fire service installations being
provided to the Site.

7. Building Matters

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

No objection to the application.

8. Long Term Development

Comments of the Project Manager (West), Civil Engineering and Development
Department (PM(W), CEDD):

No comment on the application.

9. District Officer’s Comments

Comments of the District Officer (Tuen Mun), Home Affairs Department (DO(TM), HAD):

No comment from departmental point of view.

10. Other Departments

The following departments have no comment on the application:

� Chief Town Planner/Urban Design and Landscape, Planning Department (CTP/UD&L,
PlanD);

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

� Commissioner for Police (C of P).
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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 should planning approval be given to the subject planning
application, the lots owner will need to apply to his Office to permit structure(s) to be
erected or regularise any irregularities on the Site, if any. Besides, given the proposed
use is temporary in nature, only application for regularisation or erection of temporary
structure(s) will be considered. Applications for any of the above will be considered
by his Office 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)
are approved, it will be subject to such terms and conditions, including among other the
payment of rent or fee, as may be imposed by his Office;

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

(i) the applicant is reminded that sufficient space within the Site should be provided
for manoeuvring of vehicles;

(ii) no vehicle is allowed to queue back to or reverse onto/from public road at any
time during the planning approval period; and

(iii) the local track connected to the vehicular access of the proposed site is not a
public road managed by his department. The applicant shall obtain consent of
the owners/managing parties of the local track for using it as the vehicular access
to the subject site;

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

(i) the access road connecting Ping Pak Lane to the Site is not and will not be
maintained by his Office.  His office should not be responsible for maintaining
any access connecting the Site with Ping Pak Lane; and

(ii) adequate drainage measures should be provided to prevent surface water running
from the Site to nearby public roads and drains;

(e) 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 the Environmental Aspects of Temporary Uses and Open
Storage Sites” issued by the Environmental Protection Department;

(f) to note the comments of the Director of Fire Services (D of FS) that:

(i) in consideration of the design/nature of the proposal, fire service installations
(FSIs) are anticipated to be required. The applicant is advised to submit relevant
layout plans incorporated with the proposed FSIs for his approval;

(ii) the layout plans should be drawn to scale and depicted with dimensions and
nature of occupancy;
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(iii) the location of where the proposed FSIs to be installed should be clearly marked
on the layout plans; and

(iv) the applicant is reminded that 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.

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

(i) 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;

(ii) 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
B(P)R at building plan submission stage;

(iii) if any existing structures are erected on leased land without approval of the
Buildings Department (BD), they are unauthorised buildings works (UBW)
under BO and should not be designated for any approved use under the captioned
application;

(iv) for UBWs erected on the leased land, enforcement action may be taken by BD
to effect their removal in accordance with BD’s enforcement policy against
UBWs as and when necessary. The granting of any planning approval should
not be construed as an acceptance of any existing building works or UBWs on
the Site under BO;

(v) before any new building works (including containers / open shades 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 UBW under
the BO.  An Authorized Person should be appointed as the co-ordinator for the
proposed building works in accordance with BO;

(vi) any temporary shelters or converted containers for office, storage, washroom or
other uses are considered as temporary buildings are subject to 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;

(h) to note the comments of Project Team Leader / Housing, Civil Engineering and
Development Department (PTL/HP1, CEDD) that the Site might be subject to land
resumption for the implementation of the proposed public housing development at Ping
Kwai Road, Yuen Long which might take place at any time before the expiry of the
temporary planning permission.  The applicant is advised not to carry out any
substantial works in view of the proposed public housing development; and
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