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Section 16 Planning Application for Proposed Shop and Services (Convenience Store)
in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

EXECUTIVE SUMMARY

1. INTRODUCTION

This planning application is submitted to seek permission from the Town Planning Board
(the “Board”) in support of the proposed ‘Shop and Services’ use (hereafter referred to as
the “Proposed Use”) at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential
Development) (hereafter referred to as the “Application Premises”). The Application
Premises falls within an area zoned “Residential (Group B)” (“R(B)”) on the approved Ho
Man Tin Outline Zoning Plan (the OZP) No. S/K7/24. According to the Notes of the OZP
for the subject “R(B)” zone, ‘Shop and Services’ use is a Column 2 use which requires
planning permission from the Board.

With a total site area of about 37.044 m?, the Application Premises is located at part of the
G/F of an existing 19-storeys residential development at 128 Waterloo Road, Kowloon
(hereafter referred to as the “subject building”). The subject building is mainly surrounded
by other low to medium-density residential developments with commercial uses such as
tutorial schools and learning centers on the lower floors.

The Application Premises is currently vacant and the proposed convenience store can be
directly accessed from Waterloo Road via an exclusive entrance and pedestrian walkway
separated from the main access of the residential portion of the subject building, which
minimises any possible commercial / residential interface problems.

The location and operation arrangement of the proposed convenience store induce no
disturbance to the users of residential development, the right of way to the adjoining CLP
substation, the use of the emergency vehicle access as well as nearby public roads. With
the practice of the suggested management and operation measures proposed, the
operation of this community-based local convenience store, including its proposed loading
/ unloading activity, is not anticipated to generate adverse impact to the surrounding.

The Application Premises is subject to a previous planning application (No. A/K7/119) for
proposed ‘School (Tutorial School)’ use, which was approved by the Board on 2.8.2019.

Llewelyn-Davies Hong Kong Ltd. ES1 April 2025



Section 16 Planning Application for Proposed Shop and Services (Convenience Store)
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Major justifications in support of the Proposed Use are listed as follows:

In Line with the Planning Intention of “Residential (Group B)” Zone
Compatible with Surrounding Land Uses

Self-contained Design to Minimize Disturbance

Optimized Loading/Unloading Arrangement

Previous Case for Proposed non-domestic Use

No Adverse Traffic, Environment, Fire Safety and Infrastructural Impacts

In light of the supporting justifications presented in this Planning Statement, the Board is
cordially invited to favourably consider this application.

Llewelyn-Davies Hong Kong Ltd. ES2 April 2025
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Section 16 Planning Application for Proposed Shop and Services (Convenience Store)
in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

1 INTRODUCTION

1.1 Background

1.1.1 This planning statement is submitted to the Town Planning Board (the Board) under
Section 16 of the Town Planning Ordinance to seek permission for proposed ‘Shop
and Services’ use (hereafter referred to as “the Proposed Use”) at 128 Waterloo
Road, Kowloon (G/F (Part) of a Residential Development) (hereafter referred to as
“the Application Premises”).

1.1.2 The Application Premises falls within an area zoned “Residential (Group B)” (“R(B)”)
on the approved Ho Man Tin Outline Zoning Plan No. S/K7/24 (Figure 1.1 refers).
The subject “R(B)” zone is intended primarily for medium-density residential
developments where commercial uses serving the residential neighbourhood may
be permitted on application to the Board. According to the Notes of the OZP for the
subject “R(B)” zone, ‘Shop and Services’ use is a Column 2 use which requires
planning permission from the Board.

1.1.3 The subject proposal was originally submitted to the Town Planning Board in April
2024 in support of the proposed use at the Application Premises, which is an
approved non-domestic portion at G/F of the existing residential development at
128 Waterloo Road, Kowloon. The proposal was later withdrawn due to
departmental concern on the loading / unloading arrangement for the proposed

convenience store.

1.1.4 Recently, the Applicant has re-visited the departmental concerns and come up with
a refined loading / unloading arrangement which could satisfy all technical
requirements (details to be depicted in Section 3 of this Planning Statement).
Hence, the current proposal should have sufficiently addressed all technical
concerns as understood from the previous S16 planning application.

Llewelyn-Davies Hong Kong Ltd. 1 April 2025
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Section 16 Planning Application for Proposed Shop and Services (Convenience Store)
in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

1.2 Report Structure

1.2.1 This planning statement includes the following sections:

Section 2:

Section 3:
Section 4:
Section 5:

describes and analyses the Application Site, its surrounding and
planning context, and reports the land status of the Application
Site;

depicts the proposed shop and services use;

highlights the justifications and planning merits; and

concludes the planning statement.

Llewelyn-Davies Hong Kong Ltd.

2 April 2025



Section 16 Planning Application for Proposed Shop and Services (Convenience Store)

in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

2.1

211

21.2

2.2

221

222

223

SITE AND PLANNING CONTEXTS

Site and Surrounding Context

According to the Record Plan of the subject premises (i.e. 128 Waterloo) dated 30
Sept 2021, the subject area for the proposed shop and services has an area of
about 37.044m?. It is located at part of the G/F of an existing 19-storeys residential
development at 128 Waterloo Road, Kowloon (hereafter referred to as the “subject
building”).

The subject building is bounded by Waterloo Road to the West and Boundary Street
to the North, it is situated within a residential neighborhood mainly occupied by low
to medium-density residential developments with commercial uses such as tutorial
schools and learning centers on the lower floors. Figure 2.1 shows the strategic
location of the Application Site in relation to the Kowloon Tong and Ho Man Tin

areas.

Access

The customers of the proposed shop and services can be directly accessed from
Waterloo Road via an exclusive entrance and pedestrian walkway. The entrance
and walkway are separated from the main access of the residential portion of the
subject building, which minimises any possible commercial / residential interface
problems.

In parallel, there is another separate controlled pedestrian access to and from the
subject residential development at Boundary Street. With the control of a security
system or under the guidance of the management personnel of the residential
development, residents could enter the residential development via this this
controlled access. With the control of a locked metal gate, the vehicular run-in /
out at this access only serves for emergency vehicles. The metal gate is under the
control of the management office of the subject residential development.

Please find some illustrative photos at the pages below showing the site and
surrounding context of the Application Premises.

Llewelyn-Davies Hong Kong Ltd. 3 April 2025
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Section 16 Planning Application for Proposed Shop and Services (Convenience Store) in “Residential (Group B)” Zone
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Accesses to the Residential Portion and the Proposed Convenience Store at 128 Waterloo Road
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Section 16 Planning Application for Proposed Shop and Services (Convenience Store)
in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

2.3 Planning Context

2.3.1 The Application Premises, as indicated in Figure 1.1, falls within the Approved Ho
Man Tin OZP No. S/K7/24 and zoned “R(B)”. The subject “R(B)” zone is intended
primarily for medium-density residential developments where commercial uses
serving the residential neighbourhood may be permitted on application to the Board.

2.3.2 According to the Notes of the OZP for the subject “R(B)” zone, ‘Shop and Services’
use is a Column 2 use which requires planning permission from the Board. Below
please find the extract of Notes of the subject “R(B)” zone under the Approved Ho
Man Tin Outline Zoning Plan No. S/K7/24 for reference.

- 6 - SET24
EESIDENTIAL (GROUP E)

Colarrm 2
Column 1 Uses that may be pammitted nith or
Uses always pemutted without conditions on apphcation
to the Town Planning Board

Flat Ambulance Depot
Govemment Use (Police Reporting Centre, Eating Place
Past Office only) Edueational Institation
House Government Refuse Collection Pomt
Library Govermment Usa (ot elsewhare specifiad)
Residential Institution Hospital
School (In free-standing purpose- Hot=l
designed building only) Institutional Use (not elsewhers specified)
Utility Installation for Prr-ate Project Market
Mass Transit Railway Vent Shaft and'or
Crther Structure above Ground Level
other than Fntrances
Dff-course Betting Centre
Office
Petrol Filling Station
Place of Entertammneent
Place of Racreation, Sperts or Culture
Prrvate Chab
Public Clinie
Public Comvenience
Public Transport Termunus ar Station
Public Uity Installation
Public Vehicls Park
(excluding container vahicle)
Beeyelable Collaction Centra
Beligious Institntion
School (net elsewhere spectfied)
Shop and Serices
Social Welfare Facility
Traming Centra

Plannimg Intention

This zone 15 infended primanly for medium-density residential developments where
commereial uses serving the residential neighbourhood may be permitted on apphication to the
Town Planning Board.

Llewelyn-Davies Hong Kong Ltd. 7 April 2025



Section 16 Planning Application for Proposed Shop and Services (Convenience Store)

in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

2.3.3

2.34

2.35

2.4

241

The application premises is subject to a previous planning application (No.
A/K7/119) for a proposed ‘School (Tutorial School)’ use, which was approved by
the Board on 2.8.2019. As per the previous planning approval, the tutorial school
was planned to accommodate no more than 7 students and 1 teacher / staff.

The Applicant would like to change the nature of the business of the Application
Premises into a local convenience store due to the change of market and with
review of the needs of the local neighbourhood. As shown in the figure below, there
iS no convenience store nor supermarkets within 500m from the Application
Premises (i.e. a reasonable walking distance of about 5 to 10 minutes), which
shows the insufficiency of retail facilities in the local neighbourhood. There is only
one laundry shop at Boundary Street, which does not serve as same nature as the
subject proposed convenience store. The subject proposed convenience store
targets to address the needs of the immediate local neighbourhood and would
bring benefits to the locals within walking distance of the Application Premises.

According to the Town Planning Board’s Definition of Terms, any premises where
goods are sold or where services are provided to visiting members of the public
are subsumed under “Shop and Services”, which is a Column 2 use in the “R(B)”
zone and such the current proposal requires planning permission from the Town
Planning Board.

Land Status

The Application Site falls within a private lot (i.e. Kowloon Inland Lot No. 1900),
which is owned solely by the Applicant.

Llewelyn-Davies Hong Kong Ltd. 8 April 2025
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3.1

3.11

3.1.2

3.1.3

3.14

PROPOSED SHOP AND SERVICES USE

Nature and Operation of the Proposed Use

According to the Record Plan of the subject premises (i.e. 128 Waterloo) dated 30
Sept 2021, the proposed ‘Shop and Services’ use at the Application Premises has
a GFA of about 37.044m?. It will be a local convenience store that provides retail
services mainly for the residents of the subject building and the surrounding
residential neighborhood. Since the local convenience store will mainly serve the
daily needs of the residents of the local neighbourhood, it is considered to be totally
compatible with the subject building as well as the surrounding developments.

The proposed convenience store will be exclusively served by a stand-alone
pedestrian walkway with a separated entrance / exist at Waterloo Road. Since the
scale of the proposed convenience store is small, there will be no disturbance nor
nuisance to the local residents in the subject building. Since the access to the
proposed convenience store solely relies on the stand-alone pedestrian walkway
but not the common area of the residential development, the subject proposal
would not affect the existing means of escape provision of the buildings.
Approvals from Fire Services Department and the Buildings Department will be
sought at subsequent Building Plan amendment stage to comply with the fire and
building safety requirements for the proposed shops and services.

To ensure the compatibility of the proposed convenience store in its neighbourhood,
other commitments regarding the operation of the proposed convenience store are
proposed, which include (i) the staff of the convenience store will be restricted to
access the domestic portion of the residential development; and (ii) the operation
time of the convenience store will be limited to 7 am to 11 pm daily.

The local convenience store will also be equipped with air-conditioning system and
does not rely on opened windows for air ventilations. Besides, water supply and
power supply system as well as independent toilet will be equipped by the local
convenience store.

Llewelyn-Davies Hong Kong Ltd. 10 April 2025
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in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

3.1.5

3.2

3.2.1

3.2.2

3.2.3

3.24

As compared with the previous approved Tutorial School, the subject S16 planning
application for covering the approved Tutorial School on-site can effectively
address the local concern by phasing out any possible traffic issues induced by the
drop-off and pick-up activities induced by the Tutorial School. Moreover, since
the nature and positioning of the proposed convenience store will be serving mainly
the local residents, unlike the pattern of travel of those visitors to supermarkets, the
potential customers will mainly visit the store on foot. The subject planning
application is comparatively more desirable from vehicular traffic point of view with
less illegal parking.

Proposed Loading / Unloading Arrangement

The proposed convenience store and loading / unloading arrangement is illustrated
in Figure 3.1.

A “drop-off area of van-type vehicle” is proposed within the subject building for the
loading / unloading (L/UL) activities servicing the proposed convenience store. The
goods unloaded will then be delivered to the proposed convenience store on foot
within the subject site of the residential development. The van will share use the
run-in / out with other vehicles at Waterloo Road.

To facilitate maneuvering of the van-type vehicle, the metal gate at the run-in / out
of Boundary Street will be controlled and opened by the management of the
property management staff when needed. The swept path analysis of the proposed
drop-of area is presented in Figure 3.2.

Additional management and operation measures regarding the L/UL activities will
also be strictly adopted, which includes:-

e the L/UL activities will only be carried out by “van-type only vehicle;

¢ the L/UL arrangement must be made with prior appointment with management
office of the subject residential development;

¢ the L/UL arrangement will be stipulated as one of the binding terms in the
tenancy agreement, which is a legal binding document; and

e no L/UL activities will take place in the event of fire or other emergency
situation, so to allow a safe and unobstructed access to the subject building
via the emergency vehicular access in case of emergency.

Llewelyn-Davies Hong Kong Ltd. 11 April 2025
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in “Residential (Group B)” Zone at 128 Waterloo Road, Kowloon (G/F (Part) of a Residential Development)

3.2.5 The proposed loading/ unloading arrangement is the optimal solution available with

3.2.6

the following benefits:

the L/UL activity will be carried out within the residential development to avoid
blocking traffic at public road (i.e. Waterloo Road and Boundary Street);

the L/UL activity will not affect the ingress / egress of the motorcycles and
private parking spaces inside the residential development since the proposed
drop-off area is now totally segregated at the other side of the residential
development;

the L/UL activity will not encroach upon the internal driveway of the residential
development to avoid impact on the internal traffic;

the L/UL activity will not fall within the Right-of-Way as demarcated on the Sub-
Deed of Mutual Covenant and Management Agreement of the residential
development leading to the CLP substation; and

the L/UL activity will not encroach into the emergency vehicle access (EVA) of
the subject residential development.

The proposed drop-off area will also not affect the barrier free access. According
to the Design Manual: Barrier Free Access 2008 (2024 Edition), the provision of
ramp for barrier free access should be as gradual as possible for ease of access,
a gradient of about 1:20 (5%) is preferred. Only when there is drop-off activities,
the user that requires barrier free access can still travel to and from the residential
lobby and the exit gate at Boundary Street by making use of the route as illustrated
on the figure below, which the gradient of 1:25 (4%) can satisfactorily fulfill the
requirements under the Design Manual.

Llewelyn-Davies Hong Kong Ltd. 12 April 2025
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4

4.1

411

4.2

4.2.1

4.2.2

4.3

43.1

JUSTIFICATIONS AND PLANNING MERITS

In Line with the Planning Intention of “Residential (Group B)” Zone

The proposed shop and services use is in line with the planning intention of the
subject “R(B)” zone, which is intended for medium-density residential
developments where commercial uses serving the residential neighborhood may
be permitted. Since the nature of the Proposed Use is community-based and small
scale, it will not result in any unacceptable consequential adverse effect on the
local area or the planning intention of the area. The GFA of the proposed use has
already been included in the PR calculation for the site of the subject building, and
is in compliance with the PR restriction of 5.0 for the subject “R(B)” zone as well as
the approved GFA under the Record Plan.

Compatible with Surrounding Land Uses

The Proposed Use is not incompatible with the surrounding land uses, which
comprises mainly low to medium-density residential development with non-
domestic uses, such as tutorial schools and learning centers on the lower floors.

As illustrated in paragraph 2.3.4 above, there is no convenience store within 500m
from the Application Premises, which shows the insufficiency of retail facilities in
the local neighbourhood. The current change of nature of the business of the
Applicant Premises into a local convenience store can contribute to address the
needs of the local neighbourhood with no disturbance to the existing residents on-
site.

Self-contained Desigh Arrangement with no Disturbance to the Residents

The Application Premises can be accessed directly from the Waterloo Road via an
exclusive entrance gate and access separated from the run-infout serving the
subject residential building. The staff of the convenience store will also be restricted
to access the domestic portion of the residential development. The proposed
convenience store will also has independent water supply, power supply system
and toilet serving the staff. A reasonable operation hour (7am to 11pm daily) will
also be adopted to minimise nuisance to the residential portion. The proposed
convenience store will therefore induce no disturbance to the residential portion of
the subject building.

Llewelyn-Davies Hong Kong Ltd. 14 April 2025
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4.4

441

4.5

4.5.1

4.6

4.6.1

Optimised Loading/ Unloading Arrangement

As mentioned in details in Section 3.2, a drop-off area is proposed for the loading/
unloading activity of the proposed convenience store. The location and operation
arrangement induce no disturbance to the users of residential development, the
right of way to the adjoining CLP substation, the use of the emergency vehicle
access as well as nearby public roads. With the practice of the suggested
management and operation measures as illustrated in Section 3.2 above, the
operation of this community-based local convenience store, including its proposed
loading / unloading activity, is not anticipated.

Previous Case for Proposed Non-domestic Use

The Application Premises is subject to a previous approved planning application
for proposed ‘School (Tutorial School)’ use (No. A/K7/119), which demonstrate that
it is technically feasible for non-domestic uses at the Application Premises and is
not incompatible with other residential uses within the same building.

No Adverse Fire Safety and Building Impacts

The proposed convenience store is confined to the non-domestic portion of the
previous approved tutorial school at G/F of the subject residential building under
the Record Plan of the subject premises (i.e. 128 Waterloo) dated 30 Sept 2021.
Approvals from Fire Services Department and the Buildings Department will be
sought at subsequent Building Plan amendment stage to comply with the fire and
building safety requirements for the proposed shops and services.

Llewelyn-Davies Hong Kong Ltd. 15 April 2025
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5.1

5.2

5.3

54

55

CONCLUSION

The Application Premises falls within an area zoned “Residential (Group B)” on the
approved Ho Man Tin Outline Zoning Plan No. S/K7/24. According to the Notes of
the OZP for the subject “R(B)” zone, ‘Shop and Services’ use is a Column 2 use
which requires planning permission from the Town Planning Board.

With a total site area of about 37.044m?, the Application Premises is located at part
of the G/F of an existing 19-storeys residential development at 128 Waterloo Road,
Kowloon. The subject building is mainly surrounded by other low to medium-density
residential developments with commercial uses on the lower floors. The subject
proposed uses provides retail services mainly for the residents of the subject
building and the surrounding residential neighborhood. Since the proposed
convenience store is to mainly serve the daily needs of the residents of the local
neighbourhood, the proposed uses is considered to be totally compatible with the
same building as well as the surrounding developments.

The proposed convenience store will be exclusively served by a stand-alone
pedestrian walkway with a separated entrance / exist at Waterloo Road. Since the
access to the proposed convenience store solely relies on the stand-alone
pedestrian walkway but not the common area of the residential development, the
subject proposal would not affect the existing means of escape provision of the
buildings. There will be no disturbance nor nuisance to the local residents in the
same building.

The location and operation arrangement induce no disturbance to the users of
residential development, the right of way to the adjoining CLP substation, the use
of the emergency vehicle access as well as nearby public roads. With the practice
of the suggested management and operation measures proposed, the operation of
this community-based local convenience store, including its proposed loading /
unloading activity, is not anticipated.

In light of the supporting justifications presented in this Planning Statement, the
Board is cordially invited to consider this application favourably.

Llewelyn-Davies Hong Kong Ltd. 16 April 2025



	Cover-a4
	figure_1-1_20240320.jpg
	figure_2-1_20240320.jpg
	figure_3-1_20250331.jpg
	figure_3-2_20250331.jpg
	Form No. S.16-I (128 Waterloo Road)_RESUBMISSION (Signed)
	ESN250407008741
	20250408_letter to TPB_S16 submission_128 Waterloo Road (Signed)
	20250407_Authorization Letter

