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Technical Note to Traffic Impact Assessment Report 
(Ref: 30889-1-R01-03) 

 
1. TPB/A/YL-TYST/1084 was approved by the Town Planning Board in April 2021, while this 

Traffic Impact Assessment Report (TIA) (Ref: 30889-1-R01-03) was submiOed along as part 
of the applicaPon. 

 
2. According to the comments from Project Manager (West), CEDD on the Approved 

ApplicaPon No. /YL-TYST/1084 on April 30, 2021, “No substan*al works should be carried 
out within the western and eastern por*on of the Site in view of the planned YLD 
Development – Stage 2 Phase 1 and Stage 2 Phase 2.” As such, Ankor Driving School 
Limited (the School) revised the layout of the driving school, relocated all structures / 
buildings away from the potenPal impacted areas, and reduced the fleet size and parking 
spaces of private cars and light good vehicles to 23 units. The site area was reduced from 
4,180sq.m to about 3,816sq.m. 

 
Below table illustrates the details of reducPon of parking spaces for operaPon: - 
 
Use Original Internal Transport 

Facilities  
(Details refer to Figure 1.1) 

Revised Internal Transport 
Facilities 

(Details refer to Figure 1.2) 
Private Car 
Parking Spaces 

31 nos. including 
(i) 30 nos. @5.0m (L) x 2.5m 

(W) x min. 2.4m (H); and 
(ii) 1 no. accessible @ 5.0m (L) x 

3.5m (W) x min. 3.4m (H) 

24 nos. including 
(i) 23 nos. @5.0m (L) x 2.5m (W) x 

min. 2.4m (H); and 
(ii) 1 no. accessible @ 5.0m (L) x 

3.5m (W) x min. 3.4m (H).  
Motorcycle 
Parking Spaces 

22 nos.@ 2.4 m(L) x 1.0m (W) x 
min. 2.4m (H) 

Remains unchanged 

Light Bus 
Laybys / 
Parking Spaces 

2 nos. @8.0m (L) x 3.0m (W) x 
Mins 3.8m (H) 

Remains unchanged 

 
3. The only updates under this planning applicaPon are the reducPon of fleet size and parking 

spaces as well as the downsizing of the school premises due to land resumpPon from the 
Yuen Long South Development. All the planning assumpPons, traffic count surveys, the 
exisPng traffic condiPons, future traffic projecPons, vehicular arrangements, and 
operaPon arrangements of the proposed Driving School as illustrated in the TIA (Ref: 
30889-1-R01-03) remain unchanged and valid under this new planning applicaPon, and 
the proposed Driving School is scheduled to be operated in 2024 under the latest 
arrangement, which also tally with the TIA (Ref: 30889-1-R01-03). 

   
4. As no addiPonal traffic would be generated/ aOracted ager the reducPon of fleet size and 

parking spaces as well as the downsizing of the school premises due to land resumpPon 
from the Yuen Long South Development. It is considered that the findings of the Traffic 
Impact Assessment (ref. 30889-1-r01-03) are sPll valid, which indicated that the proposed 
Driving School has no adverse traffic impact on the surrounding road networks and is 
acceptable from traffic engineering viewpoints. 

 
August 2023 
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Urgent Return Receipt Requested Sign Encrypt Mark Subject Restricted Expand personal&public groups

Re: [Departmental comments] Planning Application No. A/YL-TYST/1237
05/10/2023 17:49

From: Sandra Law < >
To: ewsyeung@pland.gov.hk

1 attachment

Drainage Proposal to DSD.pdfDrainage Proposal to DSD.pdf

Dear Edwin
Attached the Drainage proposal as discussed this morning.
Regards
Sandra

On 25 Sept 2023, at 7:32 PM, Sandra Law < > wrote:
Hi Edwin
Yes, I am currently out town. The toilet will be connect to septic tank, details are
included at the General Building Plan approved by Building Department. General
Building Plan is already included in my application submission.
Regards
Sandra

On 25 Sept 2023, at 3:25 AM, ewsyeung@pland.gov.hk wrote:
Dear Sandra,

I tried to call you but in vain. Below please find EPD's
comments regarding the captioned application for your
onward action.

<Mail Attachment.gif>

If you would like to respond to the comments above as part of
the application submission, please submit further information
to the Secretary, Town Planning Board as soon as possible.
To facilitate the processing of the application, please also
copy your further information to this Office and the
Government department concerned for further consideration.
In submitting any further information to the Town Planning
Board, you may refer to the Town Planning Board Guidelines
(TPB PG-No. 32A) on Submission of Further Information in
relation to Applications for Amendment of Plan, Planning
Permission and Review for details.
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Alternatively, you can request the TPB to defer the
consideration of the application in order to allow more time to
prepare the further information.  For details, please refer to
the TPB Guidelines No. 33A on Deferment of Decision on
Representations, Comments, Further Representations and
Applications.

Regards,
Edwin YEUNG
Tuen Mun & Yuen Long West District Planning Office
Planning Department
Tel.: 2158 6296
Fax.: 2489 9711
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1. Introduction 

1.1. A driving school is proposed to be operated at Lot 2620 RP in D.D. 1120, 69 Shan Ha 

Road. 

1.2. This report presents the design proposal of connection of existing Nullah near the property 

of driving school at the private lot. 

 

2. Site Description 

2.1. The site is located at Yuen Long, Shan Ha Road. The lot covers an area of about  

3,816 sq.m 
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3.  Particular Note for Mitigating Drainage Impact During Construction 

3.1 The following measures are proposed for mitigating the adverse impact arising from the 

proposed construction method. 

(A) Construction works shall be carried out in dry season (Nov – Mar) only. If the 

construction works cannot complete in one dry season, construction works shall be 

suspended, all construction plant and material shall be removed and the box-culvert 

and channel shall be opened for drainage during the intermediate wet season. 

Alternatively, the constructor has to show that the partially completed box-culvert has 

sufficient capacity to convey a design of equivalent to the flow of a 10-years return 

period. 

3.2 The following measures are proposed when heavy rainfall is likely to occur during 

construction: 

(A) Silt taps, rock bunds, channels and manholes in the vicinity of the site shall be inspected 

and maintained clear from debris. The deposited silt and grit shall be removed 

regularly. 

(B) Temporary exposed slope surfaces shall be covered by tarpaulin or similar fabric. 

(C) Temporary access road shall be protected by crushed stone or gravel. 

(D)  Intercepting channels shall be provided (e.g. along the crest/edge of excavation) to 

prevent storm runoff from washing across exposed soil surface. 

(E) Trenches shall be dug and backfilled in short sections. Measures shall be taken to 

minimize the ingress of rainwater into trenches 

(F) All construction works will be suspended during rainfall. 

3.3 The following measured are to be undertaken when heavy rainfall is imminent or 

forecasted: 

(A) Silt traps, rock bunds, channels and manholes shall be checked to ensure that they are 

functioning properly. 

(B) Open stockpiles of construction materials, such as aggregates, sand and fill materials 

on site shall be covered by tarpaulin or similar fabric.  

(C) All temporary covers to slopes and stockpiles will be inspected to ensure they are 

secured. 
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(D) All pumping systems shall be tested, primed, re-fueled and filters cleared. 

(E) Protection equipment, such as sandbags, shall be deployed along boundary and water 

pumps shall be provided at locations where flooding likely happen. 

(F) Contractor shall inform Drainage Services Department before construction works with 

submission of weather forecast within the construction period. 

3.4 The following measures are to be taken to prevent obstruction to existing drainage system; 

(A) Good site practices shall be employed. No plant or construction materials shall be left 

in the existing streamcourse / channel. 

 

(B) Silt removal facilities, channels and manholes shall be checked to ensure that they are 

functioning properly. 

 

(C) The contractor shall conduct site inspection when heavy rainstorm or typhoon is 

forecasted by the Hong Kong Observatory. 

3.5  The contractor is required to ensure at all times that the existing drainage around the site 

is not blocked and drainage performance in the vicinity of the site is not affected by the 

construction works. 

 

3.6 The flow at the channel on the bottom would not be affected during construction. 

 

The construction stage has two stages as shown on Appendix B 

Tentative Duration of Stage 1 : 5 Days 

Tentative Duration of Stage 2 : 5 Days 

Total Duration                         : 10 Days 
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4.  Notes for flap valve 

(1) Flap valves shall comply with the following requirements: 

      (A) Frames and flaps shall be cast iron complying with BS EN 1561, Grade EN-GJL-220.    

             AMD 4/2010. 

        (B) Sealing faces and hinge pins shall be gunmetal complying with BS 1400, Grade LG2. 

(2) The Flap shall be hung with double hinges and secured with hinge pins. 

(3) Flanges for flange mounting types of flap valves shall be PN 16 complying with BS 4504:    

      Part 1. 
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5.  Notes for Watercourse and drainage system 

(1) The contractor shall be responsible for maintaining all river and stream courses, drains and 

culverts with site until handover of the site to the employer, rivers and stream courses shall be 

maintained in accordance the requirements of clauses 25.09. Maintenance of drains and culverts 

shall include, but not be confined to, the periodic clearance of debris, weed growth and other 

constructions from the drains, culverts, manholes and flap valve chambers to the satisfaction of 

the Engineer. The contractor shall ensure throughout the contract period that the flow capacity is 

not reduced and the quality of water is not worsened by execution of the works.  

(2) the contractor shall be responsible for any temporary training or diversion of natural 

streams/rivers, drainage systems, nullahs and watercourses during execution of the works and 

subsequent reinstatement. The contractor shall submit to the engineer particulars of the diversion 

and reinstatement proposals at least 21 days before the diversions are implemented. The contractor 

shall programme construction of the works to take account of all the necessary temporary 

diversions of the existing natural streams/ rivers, nullahs, watercourses and drains. The contractor 

shall illustrate in his overall programme how the works can be phased smoothly with the various 

necessary diversions. 

(3) the site either from heavy rainfall or high tides. The contractor shall ensure that adequate 

provision is made for dealing with flood flows. Where the design of diversion proposals relies on 

contingency measures to quickly remove the installed temporary works from the drainage systems 

in order to provide sufficient flow capacity during adverse weather conditions, any such 

contingency measures and associated procedures shall be demonstrated to be ‘fail-safe'. The 

diversion shall be carefully planned to minimize disturbance caused to the natural beds of 

river/streams and riparian vegetation. The diversion shall be properly reinstated, including removal 

of any obstructions to flow, as soon as practicable after the works are completed, to the satisfaction 

of the Engineer. 

(4) the natural bottom and existing flow in the river shall be preserved as much as possible to avoid 

disturbance to the river habitats. If temporary access track on riverbed is unavoidable, this shall be 

kept to the minimum width and length. Temporary river crossings shall be supported on stilts 

above the riverbed. Stockpiling of construction material, if necessary, shall be properly covered 

and located away from any natural stream/river.  Measures shall be taken to prevent excavated 

material, silt or debris from being deposited or washed into existing streams and rivers, drainage 

systems, nullahs, watercourses, diversion channels or the sea. The measures to be adopted shall 

include but not be limited to those specified under clauses 25.07, 25.08 and 25.09 of the CEDD 

General Specification  

 

(5) any sediment or debris that accumulates in any catchpit, manhole, sump, trap, drain, drainage 

channel or watercourse, whether temporary, existing or newly constructed, within the site, shall be 

removed on a  frequent basis, or as directed by the engineer.  
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5.  Notes for Watercourse and drainage system (cont.) 

(6) removal of existing vegetation alongside the riverbanks shall be avoided or minimized. When 

disturbance to vegetation is unavoidable, all disturbed areas shall be hydroseeded or planted with 

suitable vegetation to blend in with the natural environment upon completion of works. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

App A: BD Drainage Plan 

(with flap valve permanent works) 
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App B: Construction drawing 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







 

 

 

 

 

 

 

 

 

 

App C: Sample photo for flap valve 
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Photo 1 

 
Photo 2 
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App D: Data Sheet of flap valve 

 



storm water and treatment works. 

FEATURES

 - Unique lightweight ductile iron design
 -
 -
 - Anti-tamper stainless steel hinge pins
 - Bush hinge links
 - Corrosion resistant construction
 -
 -

TECHNICAL SPECIFICATION

MATERIAL AND DIMENSIONAL SPECIFICATION

* Hinge Bush not shown

DOUBLE HINGE FLAP VALVE
FIGURE 5000

RANGE DN80 to DN600

FLANGES AND DRILLINGS BS EN 1092-2 1987 Table 9 (PN16)

MAXIMUM WORKING PRESSURE 6.0 metres static on-seat head

COATING

DN A B C PCD HOLES
(No. - 0)

WEIGHT
(Kg)

80 200 225 125 160 4 - 17 5
100 220 245 135 180 4 - 18 6
150 285 315 172 240 4 - 22 11
200 332 368 202 295 4 - 22 16

225* (9") 368 404 220 324 4 - 18 20
250 400 438 238 355 4 - 26 23
300 454 495 268 410 4 - 26 32
350 550 588 313 470 4 - 26 34

375* (15") 550 588 313 495 4 - 25 34
400 580 612 322 525 4 - 30 49
450 585 635 360 585 4 - 31 56
500 600 692 392 650 4 - 34 68
600 730 815 450 770 3 - 37 93

ITEM ITEM NAME MATERIAL SPECIFICATION
1 Door BS EN 1563 Gr 500/7
2 Door Seat Copper Alloy BS EN 1982
3 Frame Bush -
4 Frame BS EN 1563 Gr 500/7
5 Hinge Pin Stainless Steel BS EN 1982
6 Hinge BS EN 1563 Gr 500/7

7 Star Lock Stainless Steel BS EN 1982

8* Hinge Bush -

width = 32.5+A+32.5=32.5+585+32.5=650mm

32.5mm: clearance of two side
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Previous Application covering the Application Site

Approved Application

Application No. Proposed Use(s) Date of Consideration
(RNTPC)

1 A/YL-TYST/1084 Proposed Temporary Driving School for a Period of
3 Years

30.4.2021
[revoked on 30.9.2023]
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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.

2. Traffic

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

� no adverse comment on the application; and

� it is noted that the applicant had submitted a run-in/out proposal together with the
planning application.  The same run-in/out proposal had been agreed under the
previous planning application No. A/YL-TYST/1084. His department has no
further comment to be supplemented on the same run-in/out proposal.

3. Environment

Comments of the Director of Environmental Protection (DEP):

� no adverse comment on the application from the environmental planning perspective;

� subject to approval of the planning application, the following approval conditions or
advisory conditions should be imposed as appropriate:

(i) no medium or heavy goods vehicles exceeding 5.5 tonnes, as defined in the Road
Traffic Ordinance, are allowed to be parked/stored on or enter/exit the site at
any time during the planning approval period; and

(ii) 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”; and

� no environmental complaint concerning the application site (the Site) received in the
past three years.

4. Drainage

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

Subject to the applicant will implement the drainage system as mentioned in the drainage
proposals submitted to the Buildings Department (BD) and Planning Department (PlanD)
on 28 April 2023 and 5 October 2023 respectively, he has no further comments on the
application.
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5. 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) and
water supplies for firefighting being provided to his satisfaction; and

� detailed fire services requirements will be formulated upon receipt of formal submission
of general building plans.

6. Building Matters

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

No objection to the application.

7. Long Term Development

(a) Comments of the Chief Engineer/Cross-Boundary Infrastructure and Development,
PlanD (CE/CID, PlanD):

� the Civil Engineering and Development Department (CEDD) and PlanD jointly
commissioned the “Planning and Engineering Study for Housing Sites in Yuen
Long South (YLS) – Investigation”. According to the Revised Recommended
Outline Development Plan of YLS promulgated in May 2020, the Site falls partly
within an area zoned “Other Specified Uses (Mixed Uses)”, “Other Specified Uses
(Refuse Collection Point & Sewage Pumping Station)” and partly within an area
designated as ‘Road’; and

� the objective of YLS is to transform the degraded rural land predominantly
occupied by brownfield operations including open storage yards, warehouses and
rural industrial uses into housing and other uses with supporting infrastructure and
community facilities, and to improve the existing environment.  It is noted that the
application is for temporary use for a period of three years.  In considering the
application for temporary uses, due consideration should be given on the possible
implication on land clearance which would affect the future implementation of YLS.

(b) Comments of the Project Manager (West) (PM(W)), CEDD:

No objection to the application.

8. District Officer’s Comments

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

His office has not received any feedback from locals.
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9. Other Departments

� Director of Electrical and Mechanical Services (DEMS), Chief Engineer/Construction,
Water Supplies Department (CE/C, WSD) and Commissioner of Police (C of P) have
no comment on the application.
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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) 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 that part of the Site might be resumed at any time during the planning approval period
for implementation of government projects;

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

(i) the Site comprises an 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;

(ii) the Yuen Long South (YLS) Development programme should be taken into account when
drawing up the Short Term Waiver (STW) boundary and layout of structures to be built
on the Site.  All STWs affected will have to be terminated upon land resumption and the
site will be cleared in accordance with the Civil Engineering and Development
Department’s (CEDD) scheduled programme; and

(iii) the lot owner(s) will need to apply to his office to permit the structure(s) to be erected or
regularise any irregularities on 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 department 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 is approved, it will be subject to
such terms and conditions, including among others the payment of rent or fee, as may be
imposed by his department;

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

sufficient manoeuvring space should be provided within the Site.  No vehicles are allowed to
queue back to public roads or reverse onto/from public roads;

(g) to note the general comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) and his specific comments on the submitted run-in/out proposal
that:

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

(ii) run-in/out should follow HyD Standard Drawing H5133, H5134, H5135;

(iii) cross-road ducts should follow HyD Standard Drawing H1114 with “C↑D” marks
engraved on both sides of run-in/out indicating the alignment of cross-road ducts;
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(iv) thickness of paving units at run-in/out should be 80mm;

(v) colour and pattern of paving units at run-in/out should be agreed with the Landscape
Division of his department;

(vi) the applicant is reminded to liaise with the relevant parties to relocate utility pits and
covers outside the run-in/out area;

(vii) the applicant is reminded to provide photos of hidden works upon handing over;

(viii) the applicant is reminded to provide records of construction materials upon handing over;
and

(ix) the run-in/out should be completed at the applicant’s expenses to the standards and
satisfactions of his department, defects should be rectified at the applicant’s expenses to
the standards and satisfactions of his department before handing over;

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

the relevant mitigation measures and requirements in the latest “Code of Practice on Handling
the Environmental Aspects of Temporary Uses and Open Storage Sites” should be followed to
minimise any potential environmental nuisances on the surrounding area;

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

the provision of emergency vehicular access shall comply with the requirements as stipulated
in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011, which is
administered by the Building Authority (BA);

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

(i) if the existing structures (not being a New Territories Exempted House) are erected on
leased land without the approval of the BA, they are unauthorized building works (UBW)
under the Buildings Ordinance (BO) and should not be designated for any proposed use
under the application;

(ii) for UBW erected on leased land, enforcement action may be taken by the 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;

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

(iv) 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;

(v) the Site does not abut on a specified street of not less than 4.5m wide and its permitted
development intensity should be determined under Regulation 19(3) of the B(P)R at
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building plan submission stage;

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

(k) to note the comments of the Project Manager (West), CEDD (PM(W), CEDD) that:

(i) the eastern part of the Site falls within the land resumption limit of YLS – Second Phase
Development.  Land clearance operation is tentatively targeted to commence in 2024. The
applicant should be reminded that the land might be resumed at any time during the
approval period and shall be advised not to carry out any substantial works in the eastern
part of the Site; and

(ii) the applicant’s attention should be drawn that PWP Item No. 7827CL (Part) Road Works
under YLS Development – Second Phase Development (the project) were gazetted on 2
June 2023 and the copy of the gazette notice, and the Plan and Scheme of the proposed
road works for the project could be obtained from the below website link:

https://www.yls.hk/en/library/3-gazette-schemes-and-plans
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