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Executive Summary  
 
The Applicant, Zimbery Limited, seeks approval from the Town Planning Board (“TPB”) under 
Section 16 of the Town Planning Ordinance to convert the 1st floor (“Application Premises”) of 
Sunshine Kowloon Bay Cargo Centre (the “Subject Building”) into a proposed vehicle repair 
workshop to provide repair and maintenance services for private cars, taxi and/or light vans. The 
Application Premises falls within an area zoned “Other Specified Uses” annotated “Business” 
under the Approved Ngau Tau Kok and Kowloon Bay Outline Zoning Plan (the “Approved OZP”) 
No. S/K13/32. According to the Statutory Notes of the Approved OZP, ‘Vehicle Repair Workshop’ 
is a Column 2 use that may be permitted with or without conditions on the application to the Town 
Planning Board. The Application Premises is with a solely owned by the Applicant. It has a total 
Gross Floor Area (GFA) of about 6,280.16m2,  
 
The Proposed Vehicle Repair Workshop (“VRW”) is fully justified for the following reasons:  
 

- The proposed VRW is located in ideal location, given that the Subject Building 
is located at the periphery of Kowloon Bay Business Area and with high 
degree of accessibility;  

 
- The proposed VRW would have of its own internal transport facilities and all 

repair and maintenance activities will be conducted indoor; 
 

- The proposed VRW is in compliance with relevant requirements stipulated in 
chapter 12 of Hong Kong Planning Standards and Guidelines;  

 
- The proposed VRW will not jeopardise the long-term planning intention of the 

“Other Specified Uses” annotated “Business” zone; 
 

- There is an approved planning precedent for a proposed vehicle repair 
workshop within Sunshine Kowloon Bay Cargo Centre and the proposed VRW 
is not unprecedented for the area.   

 
- Environmental Assessments and Traffic Engineering Technical Note have 

demonstrated that the proposed VRW to be technically feasible with no 
insurmountable impacts; and 

 
- The proposed Vehicle Repair Workshop will comply with the Fire Safety 

(Buildings) Ordinance.   
 
In consideration of the above, we sincerely request that the TPB to support this Planning 
Application from planning and technical perspectives. 
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行政摘要  
（內文如有差異，應以英文版本為準） 

 
申請人 Zimbery Limited 擬就城市規劃條例第 16 條向城巿規劃委員會（城規會）提出規劃

申請，並將三湘九龍灣貨運中心 1 樓改裝為汽車修理工場為私家車、出租車和/或輕型貨車

提供維修和保養服務（下稱「申請處所」）。三湘九龍灣貨運中心位於牛頭角及九龍灣分區計

劃核准圖編號 S/K13/32（「核准圖」）上被劃為「其他指定用途」 註明「商貿」地帶。根據

該地帶的註釋，「汽車修理工場」為第二欄用途，城市規劃委員會可在有附帶條件或無附帶

條件下批准相關申請。 申請地處由申請人擁有的。它的總樓面面積為 6,280.16 平方米 。 
 
擬議汽車修理工場的發展計劃主要理據如下： 
 

- 擬議汽車修理工場位於一個合適的位置，因項目大廈坐落於九龍灣商貿區邊緣的位

置可達性佳； 
 

- 擬議汽車修理工場提供足夠內部交通設施，所有維修和保養活動將在室內進行； 
 

- 擬議汽車修理工場符合香港規劃標準與準則第十二章的相關要求； 
 

-  擬議汽車修理工場不會妨礙「其他指定用途」 註明「商貿」地帶的長遠規劃意向； 
 

- 該三湘九龍灣貨運中心已有同類的汽車修理工場用途獲批，該申請不會立下不良先

例； 
 

- 已進行了環境評估及交通工程技術說明，證明該擬議發展將不會帶來無法克服/不可

接受的影響；和 
 

- 擬議汽車修理工場會遵守《消防安全(建築物)條例》。 
 
基於以上各項規劃理據，申請人懇請城規會支持這規劃申請。 
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Supporting Planning Statement 
 
 
1 INTRODUCTION 
1.1 Purpose 
1.1.1 This Planning Statement is prepared and submitted on behalf of Zimbery Limited 

(“the Applicant”) to seek approval from the Town Planning Board (“TPB”) under 
Section 16 of the Town Planning Ordinance to convert the 1st floor (“Application 
Premises”) of Sunshine Kowloon Bay Cargo Centre (the “Subject Building”) into a 
proposed vehicle repair workshop to provide repair and maintenance services for 
private cars, taxi and/ or light vans. The Application Premises falls within an area 
zoned “Other Specified Uses” annotated “Business” under the Approved Ngau 
Tau Kok and Kowloon Bay Outline Zoning Plan (the “Approved OZP”) No. 
S/K13/32. This Supporting Planning Statement is to provide TPB with the 
necessary information to facilitate consideration of the application.  

 
1.2 Report Structure 
1.2.1 Following this Introductory Section, the site and planning context will be briefly set 

out in Section 2. The proposal for the vehicle repair workshop will be elaborated 
in Section 3, followed by the planning merits and justifications for the application 
Premises in Section 4. Section 5 concludes and summarises this Support 
Planning Statement.  



Proposed Vehicle Repair Workshop at 1st floor, Sunshine Kowloon Bay Cargo Centre,  
At No. 59 Tai Yip Street, Kowloon Bay, Kowloon  
 
 

 
Supporting Planning Statement 

2 
 

2 SITE AND PLANNING CONTEXT 
2.1 Site Location and Existing Use 
2.1.1 The Application Premises, with a GFA of about 6,280.16m2, includes 1) the 

godown itself and 2) loading/ unloading area (outside the godown) (Figure 
2.1 refers). It occupies the 1st floor of the existing 10-stroey industrial building, 
known as Sunshine Kowloon Bay Cargo Centre (hereinafter “Subject 
Building”). Currently, there are about 8 nos. of loading and unloading bays 
in the loading/unloading area.  

Figure 2.1: Application Premises under the Assignment Plan 
 
2.1.2  The Application Premises is currently used as industrial godown in storing 

parcels and goods and storage area for private cars by 2 different tenants 
(Figures 2.2, 2.3 and 2.4 refers). The entire Application Premises is owned 
by the Applicant.  
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Figure 2.2: Photos of Application Premises (1) 
 

Figure 2.3: Photos of Application Premises (2) 
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Figure 2.4: Spiral Ramp connecting the Application Premises from Tai Yip 
Street 

 
2.1.3 The Subject Building that the Application Premises locates at is bounded by 

Tai Yip Street to the east, Tai Yip Lane and an elevated road- Kai Fuk Road 
to the south, a small amenity strip and Wai Yip Street to the west and an 
elevated road- Sheung Yee Road abutting the northern peripheries of the 
Site (Figure 2.5 refers).  

Figure 2.5: Site Location Plan 
 
2.1.4 According to the site inspection conducted on 19 May 2023, the Subject 

Spiral Ramp 
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Building is a multi-storey godown building. The existing vehicular access is on 
Tai Yip Street. There is an existing spiral ramp (with a gradient of 1 in 12) 
providing direct vehicular access to each floor (including the Application 
Premises) and each floor would have its own loading & unloading area serving 
the godown units on that floor. The uses are summarized below (Table 2.1 
refers):  

 
LEVEL CURRENT USE 
Basement Godown with loading/ unloading 

area 
Ground Godown with loading/ unloading 

area, security office 
1/F Godown with loading/unloading 

area (Application Premise) 
2/F-8/F Godown with loading/ unloading 

area 
Roof Open Air Carparking for HGV 

Table 2.1: Current uses by floors of the Subject Building 
 

2.2 Surrounding Context 
2.2.1 In the wider context, the Subject Building is located at the eastern 

peripheries of the Kowloon Bay Business Area (“KBBA”) (Figure 2.6 refers). 
The KBBA is currently transforming from a traditional industrial area to a 
business area.  

 
2.2.2 The Subject Building is located to the immediate east of the future planned 

commercial developments within Kowloon Bay Action Area (‘KBAA’). The 
KBAA is primarily planned as a commercial hub providing office, hotel, retail 
and food and beverages and will be one of the major employment nodes in 
the Kowloon Bay. The Subject Building is relatively detached from the new 
commercial developments like One Kowloon, Manhattan Place, Enterprise 
Square Three and it is separated from the closest commercial development 
i.e. Capital Tower by Wai Yip Street. Overall, the Subject Building is only 
located at the fringe of both KBBA and KBAA.  
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Figure 2.6: Surrounding Context 
 
2.3 Accessibility  
2.3.1 As shown in Figure 2.7, the existing vehicular access to the Subject Building 

is from Tai Yip Street. Tai Yip Street provides direct connections to other 
major arterial routes such as Sheung Yee Road and Wai Yip Street. The 
Subject Building is also well served by Kowloon Bay MTR Station via Telford 
Garden with approximately 400 meters distance (about 15-20 minutes 
walking distance).  
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Figure 2.6: Accessibility of the Site 
 
2.4 Statutory Planning Context 
2.4.1 The Application Premises falls an area zoned “Other Specified Uses” 

annotated “Business” (“OU(B)”) under the Approved Ngau Tau Kok and 
Kowloon Bay Outline Zoning Plan (the “Approved OZP”) No. S/K13/32 
(Figure 2.8 refers). According to the Statutory Notes of the Approved OZP, 
the planning intention of “OU(B)” zone is as follows:  

   
 “This zone is intended primarily for general business uses. A mix of 

information technology and telecommunications industries, non-polluting 
industrial, office and other commercial uses are always permitted in new 
“business” buildings. Less fire hazard-prone office use that would not involve 
direct provision of customer services or goods to the general public is always 
permitted in existing industrial or industrial-office buildings.”  

 
2.4.2 Under the Schedule II: for industrial or industrial-office building of the “OU(B)” 

zone, ‘Vehicle Repair Workshop” is a Column 2 uses that may be permitted 
with or without conditions on the application to the Town Planning Board. A 
Section 16 Planning Application is therefore required to be submitted for 
planning approval.   
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Figure 2.8: Zoning Context Plan (Extracted from Approved Ngau Tau Kok and 
Kowloon Bay Outline Zoning Plan No. S/K13/32) 

 
2.5 Planning Precedent  
2.5.1 There are three similar Planning Applications for partial conversion of the 

industrial building for a proposed vehicle repair workshop in Kwun 
Tong/Kowloon Bay Area approved by the Board, of which there is one 
Approved Planning Application (No. A/K13/323) by the Board at the 7th of the 
subject building involving a Proposed Vehicle Repair Workshop (Table 2.2 
refers). The subject Planning Application was approved with conditions on 
11/11/2022.  

 
TPB Ref No. Application For Address Approval Date  
A/K13/323 Proposed Vehicle 

Repair Workshop 
7/F, Sunshine 
Kowloon Bay 
Cargo Centre, 59 
Tai Yip Street, 
Kowloon Bay, 
Kowloon 

Approved with 
Condition(s) on 
11/112022 

A/K13/301 Proposed Vehicle 
Repair Workshop 

Portion of G/F, 1/F, 
2/F and 3/F, No. 7 
Wang Mau Street, 
Kowloon Bay, 
Kowloon 

Approved with 
Condition(s) on 
28/4/2017 
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A/K14/725 Proposed Vehicle 
Repair Workshop 

Ground Floor, Nos. 
167-169 Hoi Bun 
Road, Kwun Tong, 
Kowloon, KTIL 301 
& KTIL 302 

Approved with 
condition(s) on a 
temporary basis on 
9/10/2015  

Table 2.2: Approved Planning Applications for Proposed Vehicle Repair 
Workshop in Kwun Tong/ Kowloon Bay Area 
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3 THE PROPOSED VEHICLE REPAIR WORKSHOP 
 

3.1 The Proposal 
3.1.1 It is proposed to convert the Application Premises into a vehicle repair 

workshop (“VRW”) to provide repair and maintenance services for private 
cars, taxi and/or light vans.  

 
3.1.2 The Application VRW includes the VRW itself and the drop off area (outside 

the VRW), which is solely owned by the Applicant. It consists of a total Gross 
Floor Area (GFA) of about 6,280.16m2, spans entire 1st floor. The Premises 
is also equipped with a 5m floor-to-floor height. A schematic plan of the VRW 
is provided in Appendix 1 to facilitate TPB’s consideration of the Application. 

 
3.2 Operation of the VRW 
3.2.1 The proposed VRW is designed to configure a needs-based motor vehicle 

workshop to deliver service operations systematically and in detail. The 
service area of the VRW is divided into two functional areas: 1) Customer 
area (i.e. waiting areas, service reception, service advise area) and 2) 
Operation Area (i.e. service area, customer delivery area, wash bay, parts 
and storage area) to ensure smooth interaction between the vehicles to be 
services, the service processes and the workshop equipment (Figure 3.1 
refers). It also has an ancillary office to manage the overall operation of VRW.  
 

Figure 3.1: Functional Areas of the Workshop  
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3.2.2 The VRW is intended to operate between 8am to 7pm from Monday to 
Saturday under a pre-booking appointment for repair and maintenances 
services. The service process of the VRW would operate as shown in Figure 
3.2. However, it should be noted that different service providers/ operators 
will have their own planning principles for the design of service workshops 
to configure a needs-based motor vehicle workshop. This will subject to 
future management and operation practices of the operators.  

 

Figure 3.2: Service Process Chart of Vehicle Service Workshop 
 
3.3 Vehicular Access Arrangement and Internal Transport Facilities 

Provision 
3.3.1 As highlighted in subsection 2.4.2, the Application Premises at 1/F is served 

by an existing spiral ramp with a gradient 1 in 12 with direct ingress/egress 
at Tai Yip Street. The ingress/ egress point of the Premises will be provided 
via a car ramp with gradient 1 in 11 due to level differences of about 1.25m 
between the VRW and Drop-off area.  

 
3.3.2 The internal transport facilities for the Application Premises (Table 3.1 below) 

are calculated based on Chapter 12 of the Hong Kong Planning Standards 
and Guidelines (HKPSG). Based on the GFA (i.e. 6,280.16m2) of the 
Application Premises, about 32 parking spaces would be provided within the 
Premises. They are served as waiting spaces for repair and maintenance of 
vehicles.  

 
3.3.3 In addition to the carparking spaces within the Premises, the existing 

loading/ unloading area outside the proposed VRW will be converted to 5 
nos. drop off bays for customers to drop off their cars. 1 no. Loading and 
Unloading Bay for the parts delivery. The existing Loading/ unloading area 
outside the proposed VRW is solely owned by the Applicant and do not form 
part of common area for other users of the Subject Building. 

Parking Space Component  Proposed Provision  
Car Parking Spaces/Drop Off Bays  37 

- 32 Parking Spaces within 
Premises (serving as waiting 
spaces for repair and 
maintenance) 
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Table 3.1: Internal Transport Facilities 
 

3.4 Environmental Considerations 
 

Air Quality 
3.4.1 The Applicant has taken careful design to assure on the air quality of the 

proposed VRW. The proposed VRW is designed to have no fresh air intake/ 
openable windows facing the northern and southern sides of the Application 
Premise, as it is noted that the building will slightly locate at the edge of 
buffer zone (buffer distance from Sheung Yee Road (northern) and Tai Yip 
Land and Kai Fuk Road (southern)). The proposed VRW is also equipped 
extracting and mechanical ventilation with adequate and appropriate filters, 
in order to minimise any potential air quality impact due to the operational of 
proposed VRW. Furthermore, a separated air-condition system will be 
provided in the customer area in order to avoid the accumulation of 
pollutants inside the customer service area.  

 

Figure 3.3: Horizontal Buffer Distances Between Road Kerb and the Application 
Site 

 
Water Quality Impact  

3.4.3 The Applicant is intended to install a new internal drainage system for the 
operation area of the proposed VRW. It is noted that wastewater from 
washing may be the major source of water quality impacts arising from the 
operation of the Proposed Development, as the wastewater generated from 

- 5 Drop Off Parking Spaces 
outside Premises 

Loading and Unloading Bays 1 
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washing of the vehicle repairing workshop and vehicles may contain 
contaminants such as oil and lubricants. Intercepting facilities (such as 
drains) will be set up at the wash bay area inside the VRW to contain the 
washed water. Other control facilities such as oil interceptors will be installed 
before discharging the wastewater to the sewers. 

 
3.5  Fire Services Installations and Equipment 
3.5.1 The Application Premises is designed with adequate and effective 

firefighting apparatus and equipment in the workplace. The Applicant is 
intended to comply the Fire Safety (Buildings) Ordinance.  A 2-hour 
fiberglass sliding and folding door will be placed at the entrance/ exit of the 
Application Premises and operated with either fusible link or smoke detector. 
Sprinkler system will also be provided throughout the entire Application 
Premises. Signposts of “emergency exit” will be properly installed to allow 
employees and customers to find the emergency exists and evacuate from 
the Application Premises. Applicant has also no intention in storing any 
explosive materials. The risks of fire owing to the proposed VRW is 
extremely low.  
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4 MERITS AND JUSTIFICATIONS 
 
4.1 Ideal Location for Proposed VRW 
4.1.1 The Application Premises situates at the 1st floor of an existing industrial 

building with direct vehicular access. The proposed VRW is located at the 
periphery of KBBA and KBAA, but with high degree of accessibility by public 
transport, taking consideration of that the proposed VRW is about 400m from 
Kowloon Bay MTR Station. It is within an area of reasonable proximity to the 
customer with high convenience. Under Chapter 12 of HKPSG, it is 
highlighted that the VRWs in the main urban area should be accommodated 
on the periphery of industrial areas, balancing between environmental 
objectives and business requirements. The Application Premises is 
therefore an ideal location for the VRW.  

 
4.2 Adequate Internal Transport Facilities for Proposed VRW 
4.2.1 The proposed VRW is provided with its own car parking spaces and drop off 

area at 1/F for the exclusive uses of its customer. Hence, all internal traffic 
will only be handled within the Application Premises with the use of pre-
booking appointment system.  No queuing along Tai Yip Street and outside 
the Subject Building should be anticipated.  

 
4.3 The Proposed VRW is in compliance with Relevant Hong Kong 

Planning Standards and Guidelines 
4.3.1 Chapter 12 of the Hong Kong Planning Standards and Guidelines (“HKPSG”) 

stipulates a planning guide for VRW.  In addition to locational preference 
discussed in 4.1.1, the proposed VRW is a single unit and would provide an 
adequate unit size to provide all essential facilities and services for vehicles 
to be repaired and maintenance. In terms of management practices, the 
Subject Building in under a central management office of a management 
company to ensure the operation of the proposed VRW is in order. The 
gradient (1 in 11) of the access ramp provided at the Application Premise 
also fulfills the access ramp with 1 in 5 for cars under HKPSG. Under 
HKPSG, new intercepting facilities (such as drains) will also be set up at the 
wash bay area inside the VRW to contain the washed water. Other control 
facilities such as oil interceptors will be installed before discharging the 
wastewater to the sewers.  
 

4.4 The Proposed VRW will not jeopardise the long-term planning Intention 
of “OU(B)” Zone 

4.4.1 According to the Town Planning Board Guidelines PG-No. 22D promulgated 
in 2007, the “OU(B)” zone has been introduced to allow maximum flexibility 
in the use of existing industrial and I-O buildings and the planning intention 
of the “OU(B)" and is primarily for general employment uses. Whilst, it is the 
intention to provide greater flexibility in the use of the existing industrial or I-
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O buildings before such buildings are redeveloped/modified/converted into 
new buildings for both commercial and clean industrial uses.  

 
4.4.2 The Application Premises is zoned “OU(B)” zone and ‘Vehicle Repair 

Workshop’ is a Column 2 use under the subject zoning. While the Application 
Premises is currently using as a godown, the proposed VRW is intended to 
serve motor vehicles and their parts to be serviced, repaired, washed and 
greased. The proposed VRW is a continuation of industrial use at the 
Application Premises, but in different type. The proposed VRW would only 
adhere to the lifetime of the existing godown/ industrial building.  It would not 
jeopardise the designated long-term land use planning of the site for “OU(B)” 
use.   

 
4.5 There is an approved planning precedent for a proposed vehicle repair 

workshop within Sunshine Kowloon Bay Cargo Centre 
4.5.1 As highlighted in section 2.5, there is a similar application for vehicle repair 

workshop use at the 7/F of the subject building. The application, being 
application number: A/K13/323, has been approved with conditions by the 
TPB on 11 November 2022. The proposed VRW at the 1/F of the subject 
building is not unprecedented and the approval of this proposed VRW will 
not set undesirable precedent for the area.   

 
4.6 No Insurmountable Impacts on Environmental, Traffic and Fire Safety 
4.6.1 The TPB Guidelines PG-No. 20 has stipulated the intention of “OU(B)” zone 

in allowing flexibility in the use of the existing industrial or I-O buildings 
before such buildings are redeveloped, it is however necessary to 
demonstrate the environmental concerns and fire safety are properly 
addressed to demonstrate the compatibility of the uses within the same 
building until the whole building is redeveloped/modified/converted to 
accommodate the new non-polluting and less fire hazard prone uses. 
Adequate parking and L/UL spaces should be provided in accordance with 
the requirements of the HKPSG.  

 
4.6.2 Environmental Assessment, Technical Note for Traffic Impact have been 

conducted and both of the assessments have concluded that no 
insurmountable impacts on Environmental and Traffic aspects from the 
proposed VRW. The proposed VRW would also design with detailed fire 
services installations to meet non-statutory requirements of the relevant 
Government Department(s). 

 
 Environmental Impact 
4.6.3 Environmental Assessment (EA) is conducted to demonstrate that the 

proposed VRW would not generate any adverse environmental impacts (i.e. 
Air Quality Impact, Noise Impact, Water Quality Impact and Waste 
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Management) (Appendix 2 refers). The EA concludes that with the 
implementation of proper pollution control measures in the design of the 
Proposed Development, no adverse environmental impact arising from the 
operation of the Proposed Development is anticipated.  

 
Air Quality Impact  

4.6.3.1 The EA has evaluated the air quality impacts in three aspects:  vehicular 
emission impact, industrial emission impact and operational impact. From 
the vehicular emission impact, it is anticipated that there are no adverse or 
unacceptable vehicular emission impact, as mitigation measures (i.e. no 
fresh air intake and openable windows will be located to the northern and 
southern side of the building and away from the road.  In terms of Industrial 
Emission Impact, there are no active chimneys located within 200m of the 
proposed and thus impacts are not anticipated. In terms of the operational 
impact from the proposed development, it is suggested that the Proposed 
Development may potentially give rise to air quality impacts (in terms of 
dusts and smell created, fumes from welding). However, the proposed 
development is considered to be minor scale and two separate systems: 1) 
air-conditioned system within customer area and 2) installation of extracting 
and mechanical systems within the operation area are installed.  It should 
be noted that the operation (i.e. vehicle repairing and maintenance activities) 
will only be carried out inside the VRW and no outdoor repair and 
maintenance activities are anticipated. The proposed development is 
therefore expected to be able to be kept at an acceptable level.  

 
 Noise Impact  
4.6.3.2 Since all vehicle repairing and maintenance activities will be confined indoor 

and small number of vehicles visiting the centre each day and there is long 
separation distance between the nearest NSR, potential noise impacts from 
the operation of proposed VRW.  

 
Water Quality Impact  

4.6.3.3 The EA highlighted that wastewater from washing will be the major source 
of water quality impacts arising from the operation of the Proposed 
Development. It is identified that the wastewater generated from washing of 
the vehicle repairing workshop and vehicles may contain contaminants such 
as oil and lubricants.  A new internal drainage system for the operation area 
of the proposed VRW will be installed. Intercepting facilities (such as drains) 
will also be set up at the wash bay area inside the VRW to contain the 
washed water. Other control facilities such as oil interceptors will be installed 
before discharging the wastewater to the sewers. 
 
Waste Management  

4.6.3.4 Waste (i.e. general refuse, chemical waste and waste tyre) generated during 
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the operation of the Workshop will be sorted, stored, handled and disposed-
off regularly. The waste generated will also follow guidelines from 
Environmental Protection Department (EPD). In terms of general refuse, it 
will be generated from staff, office work, and cleaning. Such refuse will be 
properly managed by suitable waste collectors. Whilst, the solid chemical 
wastes, waste oil, spent coolant and waste batteries will be generated from 
VRW. For the waste tyre waste, it should be properly stored temporarily 
before being collected. Waste tyre will be collected by waste tyre collector 
registered with EPD.  

 
4.6.4 No Adverse Traffic Impact 
 
4.6.4.1 A technical note on the proposed VRW has been conducted (Appendix 3 

refers) to demonstrate the potential traffic impact and issues. It is highlighted 
that the proposed vehicle repair workshop will only generate a 2-way traffic 
of 10 pcu each hour, which is less than the existing traffic of the existing 
premises. It implies that the proposed VRW will not induce additional traffic 
and adverse traffic impact to the road network. The proposed VRW will also 
provide sufficient internal transport facilities with adequate manoeuvring 
area to fulfill the requirements of the HKPSG and operational needs  

 
4.6.5 Fire Services Installation and Equipment 
4.6.5.1 As highlighted in subsection 3.5, the Applicant is intended to comply the Fire 

Safety (Buildings) Ordinance to provide adequate and effective firefighting 
apparatus and equipment (i.e. fiberglass sliding and folding door, sprinkler 
system and signposts of “emergency exit”) within the VRW. Detailed fire 
services installation will be formulated at the building plan submission stage.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Proposed Vehicle Repair Workshop at 1st floor, Sunshine Kowloon Bay Cargo Centre,  
At No. 59 Tai Yip Street, Kowloon Bay, Kowloon  
 
 

 
Supporting Planning Statement 

18 
 

5. CONCLUSION 
 
5.1 In light of the above, the Application Premises is to convert the 1st floor into 

a proposed vehicle repair workshop to provide repair and maintenance 
services for private cars, taxi and/or light vans. Planning Department and 
Members of the TPB are respectfully requested to give favourable 
consideration to support the Proposed VRW based on the following points:  

 
- The proposed Vehicle Repair Workshop is located in ideal location, 

given that the Subject Building is located at the periphery of Kowloon 
Bay Business Area and with high degree of accessibility;  

 
- The proposed Vehicle Repair Workshop would consist of its own 

internal transport facilities and all repair and maintenance activities 
will be conducted indoor; 

 
- The proposed Vehicle Repair Workshop is in compliance with 

relevant requirements stipulated in chapter 12 of Hong Kong 
Planning Standards and Guidelines;  

 
- The proposed Vehicle Repair Workshop will not jeopardise the long-

term planning intention of the “Other Specified Uses” annotated 
“Business” zone; 

 
- There is an approved planning precedent for a proposed vehicle repair 

workshop within Sunshine Kowloon Bay Cargo Centre and the proposed 
VRW is not unprecedented for the area.   

 
- Environmental Assessments and Traffic Engineering Technical Note 

have demonstrated that the proposed VRW to be technically feasible 
with no insurmountable impacts; and 

 
- The proposed Vehicle Repair Workshop will comply with the Fire 

Safety (Buildings) Ordinance. 
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1. INTRODUCTION 

1.1 Project Background 

1.1.1 The Application Site is zoned as “Other Specified Uses” annotated “Business” under 
Approved Ngau Tau Kok & Kowloon Bay Zoning Plan (OZP) No. S/K13/32. This planning 
application is to seek permission from the Town Planning Board (the Board) in support 
of proposed development on the 1st floor, Sunshine Kowloon Bay Cargo Centre, 59-63 
Tai Yip Street, Kowloon Bay (hereafter referred to as the “Application Site”), which will 
be converted into a vehicle repair workshop (hereafter referred to as the “Proposed 
Development”). 

1.1.2 Ramboll Hong Kong Limited has been commissioned by the Applicant to conduct this 
Environmental Assessment (EA) for the Proposed Development. The EA will assess the 
air quality, noise impacts, water quality and waste management associated with the 
Proposed Development.   

1.2 Application Site and its Environs 

1.2.1 The Application Site is currently situated on the 1st floor, Sunshine Kowloon Bay Cargo 
Centre. Figure 1.1 shows the location of the Application Site and its environs. The 
Application Site is bounded by Sheung Yee Road to the North, Tai Yip Street to the 
East, Tai Yip Lane and Kai Fuk Road to the South, and Wai Yip Street to the West. 

1.3 Proposed Development 

1.3.1 The Application Site is proposed for a vehicle repair workshop with a total GFA of about 
6,280.16 m2. The indicative layout plan of the Proposed Development is shown in 
Appendix 1.1. 

1.3.2 The Proposed Development will comprise the following facilities: 

 customer service area; 

 vehicle maintenance area with 38 parking spaces and 4 wash bays; 

 an administration office; and  

 ancillary and supporting electrical and mechanical facilities. 
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2. AIR QUALITY IMPACT ASSESSMENT 

2.1 Introduction 

2.1.1 The aim of this study is to assess the potential air quality impact arising from traffic 
emissions along the road carriageways surrounding the Application Site, chimney 
emission from industrial stack in the vicinity of the Application Site, if identified, during 
the operation of the Proposed Development, and dust, odour and volatile organic 
compounds (VOC) emissions from the operation activities of the Proposed 
Development to the surroundings. 

2.2 Assessment Criteria  

2.2.1 Table 3.1 of the Chapter 9 (Environment) of the Hong Kong Planning Standards and 
Guidelines (HKPSG) (extracted in Table 2.1 below) shows the minimum horizontal 
buffer distance between kerb side of roads and sensitive uses for various types of road, 
and also shows the recommended buffer distance between industrial sites with 
chimneys and sensitive uses. The mentioned recommendations are extracted and 
shown in Table 2.1 below. 

Table 2.1 Guidelines on Usage of Open Space Site (HKPSG Chapter 9: 

Environment) 

Pollution 
Source 

Parameter 
Buffer 

Distance 
Permitted Uses 

Road and 

Highways 

Type of Road 

Trunk Road and 
Primary 

Distributor 

>20m 
Active and passive recreation 
uses 

3-20m Passive recreational uses 
<3m Amenity areas 

District 
Distributor 

>10m 
Active and passive recreation 
uses 

<10m Passive recreational uses 

Local Distributor 
>5m 

Active and passive recreation 
uses 

<5m Passive recreational uses 
Under Flyovers  Passive recreational uses 

Industrial Areas 

Difference in Height between Industrial Chimney Exit and the Site 

<20m 
>200m 

Active and passive recreation 
uses 

5-200m Passive recreational uses 

20-30m (*) 
>100m 

Active and passive recreation 
uses 

5-100m Passive recreational uses 

30-40m 
>50m 

Active and passive recreation 
uses 

5-50m Passive recreational uses 

>40m >10m 
Active and passive recreation 
uses 

Remarks: 

(a) In situations where the height of chimneys is not known, use the set of guidelines marked with 
an asterisk for preliminary planning purpose and refine as and when more information is 
available.  

(b) The buffer distance is the horizontal, shortest distance from the boundary of the industrial lot, 
the position of existing chimneys or the edge of road kerb, to the boundary of open space sites. 
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(c) The guidelines are generally applicable to major industrial areas but NOT individual large 
industrial establishments which are likely to be significant air pollution sources. Consult EPD 
when planning open space sites close to such establishments.  

(d) Amenity areas are permitted in any situation.  
 

2.3 Vehicular Emission Impact  

2.3.1 The Application Site is bounded by Sheung Yee Road to the North, Tai Yip Street to the 
East, Tai Yip Lane and Kai Fuk Road to the South, and Wai Yip Street to the West. 
According to the Annual Traffic Census 2021, the road classification of nearby road 
networks is as follows: 

 Kai Fuk Road (Urban Trunk); 

 Sheung Yee Road (District Distributor); 

 Wai Yip Street (District Distributor); 

 Tai Yip Street (Local Distributor); and 

 Tai Yip Lane (Local Distributor) 

2.3.2 According to Table 2.1 in Chapter 9 of HKPSG (Table 1), the buffer separation 
between the kerb side of roads and the air sensitive uses is as follows: 

 Urban Trunk (>20m); 

 District Distributor (>10m); and 

 Local Distributor (>5m) 

2.3.3 Figure 2.1 shows the buffer distances from those concerned roads to the Application 
Site. The thin edges along the northern and southern sides of the building will be 
located within the buffer area. It is recommended that no fresh air intake/ openable 
windows will be located within the 5m, 10m and 20m buffer area. With the 
implementation of this design measure in place, no adverse or unacceptable vehicular 
emission impact is anticipated. 

2.4 Industrial Emission Impact 

2.4.1 Based on the site visit carried out in May 2023, there are no active chimneys located 
within 200m of the Proposed Development.  Impact from chimney emissions is not 
anticipated.  

2.5 Operational Impact 

2.5.1 Vehicle repairing and maintenance activities of the Proposed Development would 
potentially give rise to air quality impacts, including the followings:- 

 Maintenance and repairing of engines and vehicle exhaust emission; 

 Dust and smell created during the grinding and cutting of vehicle bodies;  

 Emission of volatile organic compounds (VOCs) and odour from use of solvents 

and paints; and 

 Fumes from welding. 

2.5.2 Considering the minor scale of the Proposed Development, the potential emissions 
from the repairing and maintenance activities is anticipated to be controllable with the 
implementation of the measures as listed in the Environmental Guidebook for Vehicle 
Repair Trade published by EPD. The measures include but not limited to installation of 
extracting and mechanical systems for engine exhaust, using a cleaning agent to 
remove dust, and installation of activated carbon filter to control air pollutants in the 
garage, e.g. engine smoke and VOCs. The air exhaust is recommended to be located 
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along the western boundary which maximises the separation distance from the existing 
surrounding development.  Furthermore, a separated air-conditioning system will be 
provided in the customer service area in order to minimise the accumulation of 
pollutants inside the customer service area. 

2.5.3 With the adoption of EPD’s recommended control measures, air quality impact from 
the maintenance activities of the Proposed Development is expected to be able to be 
kept at an acceptable level. 
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3. NOISE IMPACT ASSESSMENT 

3.1 Introduction 

3.1.1 This section reviews the potential noise impact which may arise during operation of 
the Proposed Development, and recommends precautionary and mitigation measures 
as appropriate. 

3.2 Relevant Legislation, Standards & Guidelines 

3.2.1 In this assessment, reference has been made to the “The Noise Control Ordinance 
(Cap. 400)” following relevant Hong Kong legislation governing noise nuisance. It 
provides statutory controls to restrict and reduce the nuisance caused by 
environmental noise. 

3.3 Potential Noise Source during Operation 

3.3.1 Vehicle repairing and maintenance activities of the Proposed Development would 
potentially give rise to noise impacts, including the followings:- 

 During maintenance and repairing of engines and vehicle; 

 During grinding and cutting of vehicle bodies;  

 Using electrical and mechanical equipment; and 

 Increased vehicle flow. 

3.3.2 All vehicle repairing and maintenance activities will be carried out inside the vehicle 
repair workshop. There will be no outdoor vehicle repairing and maintenance activity, 
which will not cause significant noise impacts on nearby noise sensitive receivers 
(NSRs). In addition, the horizontal distance between the nearest NSR (i.e. planned 
public housing located in Yip On Factory Estate) and the Proposed Development is 
about 85m, as shown in Figure 3.1. Given the long separation distance between the 
nearest NSR and the Proposed Development and the fact that the repairing and 
maintenance activities will be operated indoor, potential noise impact is not 
anticipated. 

3.3.3 Considering the minor scale of the Proposed Development, there will be limited number 
of vehicles visiting the centre each day.  Given the long separation distance between 
the nearest NSR and the Proposed Development and the small number of vehicles 
visiting the centre each day, potential noise impacts from the increase in vehicle flow 
is not anticipated. 

3.3.4 With the adoption of EPD’s recommended control measures, noise impact from the 
maintenance activities of the Proposed Development is therefore not anticipated. 
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4. WATER QUALITY IMPACT 

4.1 Introduction 

4.1.1 This section describes the potential water quality impact arising during the operation 
of the Proposed Development.  Pollution control measures and good site practices are 
proposed to minimise the potential water quality impact. 

4.2 Environmental Legislation, Polices, Standards and Criteria 

Water Pollution Control Ordinance (Cap. 358) 

4.2.1 The Water Pollution Control Ordinance (Cap. 358) (WPCO), in existence since 1980, is 
the major legislation relating to the protection and control of water quality in Hong 
Kong.  According to the Ordinance and its subsidiary legislation, Hong Kong waters are 
divided into ten water control zones (WCZ).  Corresponding statements of Water 
Quality Objectives (WQO) are stipulated for different water regimes (marine waters, 
inland waters, bathing beaches subzones, secondary contact recreation subzones and 
fish culture subzones) in each of the WCZ based on their beneficial uses.  

4.2.2 The assessment area is located within the Victoria Harbour WCZ.  

ProPECC Note PN 5/93 

4.2.3 ProPECC Note PN 5/93 “Drainage Plan subject to Comment by the Environmental 
Protection Department” provides guidelines on preparing drainage plans. 

Technical Memorandum 

4.2.4 Besides setting the WQOs, the WPCO controls effluent discharging into the WCZs 
through a licensing system.  The Technical Memorandum on Standards for Effluents 
Discharged into Drainage and Sewerage Systems, Inland and Coastal Waters (TM-
DSS) issued under Section 21 of the WPCO gives guidance on the permissible effluent 
discharges based on the type of receiving waters (foul sewers, storm water drains, 
inland and coastal waters).  The limits given in the TM-DSS control the physical, 
chemical and microbial quality of effluents. Under the TM-DSS, effluents discharged 
into the sewerage system and the inshore and marine waters of the WCZ are subject 
to standards for particular quantities of discharge.  These standards are defined by the 
EPD and specified in licence conditions for any discharge within a WCZ.  Any effluent 
discharge during the construction and operation phases of the Project would be 
required to comply with the required discharge standards.  

4.3 Assessment Area and Water Sensitive Receivers 

4.3.1 The assessment area is defined as all areas within 500m from the boundary of the 
Application Site. 

4.3.2 Water Sensitive Receivers (WSRs) are defined as those users/occupants of the 
aquatic/marine environment whose use of the environment could be impaired as a 
result of the Application Site. The Application Site is located in a built-up area inland, 
and the nearest water sensitive receiver is Kwun Tong Typhoon Shelter located at 
about 350m south of the Application Site. 

4.4 Operational Impact 

4.4.1 Wastewater from washing and sewage from staff will be the major sources of water 
quality impacts arising from the operation of the Proposed Development.  

4.4.2 Wastewater from washing of the vehicle repair workshop and vehicles may contain 
contaminants such as oils and lubricants. Appropriate pollution control measures as 
outlined in Section 4.4.5 should incorporated into the design of the drainage system. 
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The future operator shall apply to EPD for a discharge licence for the Proposed 
Development under the Water Pollution Control Ordinance.  

4.4.3 There will only be around max. 60 staffs working at the Proposed Development. The 
small quantity of sewage generation is not anticipated to cause adverse impact on the 
downstream sewerage network. 

4.4.4 Wastewater generated from the Proposed Development will be properly collected by 
existing sewers and conveyed away from the site via existing public sewerage system. 

Mitigation Measures 

4.4.5 A drainage system should be provided at the Proposed Development to collect the 
wastewater from washing of the vehicle repair workshop and vehicles. Intercepting 
facilities (such as bund) should be set up at the wash bay area inside the vehicle 
repairing workshop to contain the wash water. Before discharging the wastewater to 
sewers, the wastewater should be conveyed through control facilities such as oil 
interceptors to reduce the amount of pollutants discharged. Good practises such as 
control and minimize the quantities of water and cleansing agents as recommended in 
EPD’s Environmental Guidebook for Vehicle Repair Trade should also be implemented 
to minimized potential water quality impact from wastewater. 

4.4.6 Moreover, the ProPECC Note PN 5/93 provides guidelines and practices for handling, 
treatment and disposal of various effluent discharges to foul sewers. The drainage 
system and disposal of various effluents generated within the Proposed Development 
should follow the relevant guidelines and practices as given in the ProPECC Note PN 
5/93. No unacceptable water quality impact is therefore envisaged. 

4.4.7 With the implementation of control measures and provision of adequately designed 
drainage and sewerage facilities, no adverse water quality impact is anticipated from 
the operation of the Proposed Development. 
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5. WASTE MANAGEMENT IMPLICATION 

5.1 Introduction 

5.1.1 This section reviews the potential waste management issues which may arise during 
operation of the Proposed Development, and recommends precautionary and 
mitigation measures as appropriate. 

5.2 Relevant Legislation, Standards & Guidelines 

5.2.1 In this assessment, references have been made to the following relevant Hong Kong 
legislation governing waste management and disposal. Directly relevant legislations 
include: 

 The Waste Disposal Ordinance (Cap. 354) and subsidiary legislations, such as 

the Waste Disposal (Chemical Waste) (General) Regulation, set out 

requirements for the storage, handling and transportation of all types of 

wastes; 

 Land (Miscellaneous Provisions) Ordinance (Cap 28); and 

 Public Health and Municipal Services Ordinance (Cap 132) – Public Cleansing 

and Prevention of Nuisance Regulation – control of disposal of general refuse. 

5.3 Waste Management Hierarchy  

5.3.1 The waste management strategy for this Project has been based on the following 
hierarchy in descending order of priority for developing the appropriate mitigation 
measures for waste management, viz.:  

 Avoid - complete avoidance of waste generation; 

 Reduce - reduction of waste, generally within the confines of the project, 

through changes in processes or procedures. It also includes the reuse of 

materials without additional processing; 

 Recycle - recycling of wastes for other purposes, such as input materials or 

materials recovery; 

 Treat - destruction, detoxification, neutralization, etc. of wastes into less 

harmful substances that are suitable for disposal; and 

 Dispose - release of waste to air, water, or land in a properly controlled and 

safe manner to render them harmless. Land disposal may involve volume 

reduction, encapsulation, leachate containment and monitoring. 

5.3.2 Waste generation will be avoided as far as possible in the first place.  Should it be 
unavoidable, reduction and segregation at-source should be exercised as far as 
practicable and recycling and reuse should be adopted at the same time to salvage all 
the recyclable and reusable materials as much as possible. 

5.4 Waste Management during the Operation 

5.4.1 Waste generated during the operation of the Workshop can be classified into three 
major types: 

 General refuse;  

 Chemical waste; and 

 Waste tyre. 
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General Refuse 

5.4.2 General refuse will be generated from staff, office work, and cleaning. Such refuse will 
be properly managed by suitable waste collectors so that intentional or accidental 
release to the surrounding environment will not occur. To reduce waste and improve 
recycling, sufficient properly labelled recycling bins for paper, plastic and aluminium 
should be provided at appropriate locations of the site to collect recyclables for off-site 
recycling. Regular (e.g. daily) waste removal by reputable waste collectors and 
recyclables collecting should be arranged to avoid odour nuisance or pest/vermin 
problem. These waste management practices and good site practises should be 
properly implemented to ensure adverse environmental impacts from handling and 
disposal of general refuse would not arise. 

Chemical Waste 

5.4.3 Solid chemical wastes, waste oil, spent coolant and waste batteries will be generated 
from vehicle repair and maintenance activities. For the disposal of chemical wastes, 
the Proposed Development would be required to register with the EPD as a Chemical 
Waste Producer and to follow the requirements stated in the Code of Practice on the 
Packaging, Labelling and Storage of Chemical Wastes.  

5.4.4 Chemical waste will be stored and disposed of in an appropriate manner as stipulated 
in the Waste Disposal (Chemical Waste) (General) Regulations.  Materials classified as 
chemical wastes will require special handling and storage arrangements before 
removal for appropriate treatment at the approved Chemical Waste Treatment Facility.    
Provided that the handling, storage and disposal of chemical wastes are in accordance 
with these requirements, adverse environmental impacts are not expected. 

Waste Tyre 

5.4.5 Waste tyre will be generated from the vehicle repairing and maintenance activities. 
Waste tyre should be properly stored temporarily before being collected. A waste tyre 
collector registered with EPD would be employed for regular collection and 
recycling/recovery of the waste tyres.  

5.4.6 With waste being handled in a proper manner and in accordance with the code of 
practice and guidelines, no adverse environmental impact associated with waste 
management is anticipated. 
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6. OVERALL CONCLUSION 
6.1.1 There are no active chimneys located within 200m of the Proposed Development.  The 

fresh air in-take locations will be carefully located and installed with sufficient buffer 
distance from roads in accordance with the requirements under HKPSG. Therefore, no 
adverse vehicular and chimney emission impacts are anticipated. 

6.1.2 All vehicle repairing and maintenance activities will be carried out inside the vehicle 
repairing workshop. As such, no adverse noise impacts is anticipated. 

6.1.3 Wastewater generated by the Proposed Development will be properly collected by 
appropriate drainage system within the Site and conveyed to the public sewerage 
system. 

6.1.4 Waste generated by the Proposed Development during operation will be sorted, stored, 
handled and disposed-off regularly.  Opportunity to maximise recycling of waste will 
be explored.   

6.1.5 In conclusion, with the implementation of proper pollution control measures in the 
design of the Proposed Development, no adverse environmental impact arising from 
the operation of the Proposed Development is anticipated.   
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Appendix 1.1 Indicative Layout Plan of the Proposed Development 
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1 INTRODUCTION 

1.1 Background 

1.1.1 The Applicant intends to seek approval from the Town Planning Board (“TPB”) under Section 16 
of the Town Planning Ordinance to convert the 1st floor (“Application Premises”) of Sunshine 
Kowloon Bay Cargo Centre (the “Subject Building”) into a proposed vehicle repair workshop to 
provide repair and maintenance services for private cars, taxis and/or light vans.  The location 
of the Subject Building is shown in Figure 1. 

1.1.2 The Application Premises falls within an area zoned “Other Specified Uses” annotated 
“Business” under the Draft Ngau Tau Kok and Kowloon Bay Outline Zoning Plan (the “Draft 
OZP”) No. S/K13/31.  According to the Statutory Notes of the Draft OZP, the ‘Vehicle Repair 
Workshop’ is a Column 2 use that may be permitted with or without conditions on the 
application to the Town Planning Board.  A section 16 planning application is therefore required 
to be submitted for planning approval. 

1.1.3 LLA Consultancy Limited was commissioned to conduct a traffic review to address the traffic 
issues of the development proposal to support the section 16 planning application.  This 
technical note presents the findings of the review. 

1.2 Study Objectives 

1.2.1 The objectives of this study can be summarised as follows: 

 to estimate the car parking number as required in the HKPSG under the development 
proposal; 

 to recommend a car parking number for the proposed vehicle repair workshop; and 

 to estimate the additional traffic generated from the development proposal and to assess 
the potential traffic impact. 
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2 PROPOSED DEVELOPMENT 

2.1 The Site 

2.1.1 As shown in Figure 1, the Subject Building is located at No. 59 Tai Yip Street, Kowloon Bay, 
Kowloon. The Application Premises occupies the 1st floor of the existing 10-storey industrial 
building.  At present, there are 8 nos. of loading/unloading bays provided on the existing 
premise, i.e, the 1st floor, and the 8 spaces are used to serve the existing industrial godown use 
at the 1st floor. 

2.2 Development Schedule 

2.2.1 The Application Premises will comprise of  6,280.16 m2 GFA, including the godown itself and 
the corresponding loading/unloading area.  The details are summarized in Table 2.1. 

Table 2.1 Proposed Development Schedule 

Item Parameter 

Gross Floor Area (GFA) 6,280.16 m2 

Operation Hours 8:00am to 7:00pm (from Monday to Saturday) 

Internal Transport Facilities  

 - Car Parking Spaces 32 spaces 

 - Drop-off Spaces 5 spaces 

 - Loading/Unloading Bay 1 bay 
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3 PROPOSED TRANSPORT PROVISIONS 

3.1 Vehicular Access 

3.1.1 The vehicular access of the Subject Building is located at Tai Yip Lane, the Application 
Premises 1st floor of the Subject Building will use the same vehicular access. 

3.2 Internal Transport Facilities as Required by HKPSG 

3.2.1 The internal transport facilities for the proposed vehicle repair workshop as required under 
Chapter 12 of the Hong Kong Planning Standards and Guidelines (HKPSG) is listed out in 
Table 3.1.   

Table 3.1 Parking Requirement for Proposed Vehicle Repair Workshop 

Type of Facilities HKPSG Requirements Required 
Nos. under 

HKPSG 

Proposed 
No. 

Car parking Space A minimum of 2 parking spaces should be 
provided for each workshop unit or 0.75 parking 
space per workspace or 150m² of GFA whichever 
is the higher. 

1 workshop unit x 2 spaces = 2 spaces; 

OR 

42 workspaces x 0.75 spaces = 32 spaces; 

OR 

6,280.16 m2 / 150 m2 x 0.75 spaces = 32 spaces 

2 – 32 32 

Drop-off Space No specific requirement under HKPSG. 5(1) 5 

Loading/Unloading 
Bay 

No specific requirement under HKPSG. 1(1) 1 

Note: (1)  The number is to satisfy the operational needs of the proposed vehicle repair workshop. 

3.2.2 As shown in Table 3.1, the proposed development should provide 32 private car parking spaces, 
5 drop-off space and 1 goods vehicle loading/unloading bay to fulfil the requirements of the 
HKPSG and operational needs.  The proposed layout is shown in Figure 2. 

3.2.3 Table 3.2 lists out a summary of the numbers and the dimensions required for each type of 
spaces in the proposed vehicle repair workshop. 

Table 3.2 Summary of Overall Transport Facilities Provision  

Type of Space Dimension Proposed Number 

Private Car Parking Space 2.5m (W) x 5.0m (L) x 2.4m (H) 32 

Drop-Off Space 2.5m (W) x 5.0m (L) x 2.4m (H) 5 

HGV Loading / unloading Bay 3.5m (W) x 11.0m (L) x 4.7m (H) 1 

3.3 Swept Path Analysis 

3.3.1 To ensure smooth manoeuvring of the parking area, swept path analysis was conducted to 
demonstrate that adequate space is provided for the vehicles for manoeuvring as shown in 
Figures SP-01 to SP-06. 
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4 ANTICIPATED TRAFFIC IMPACT 

4.1 Operation Details Of the Proposed Vehicle Repair Workshop 

4.1.1 The proposed vehicle repair workshop is intended to operate between 8:00am to 7:00pm from 
Monday to Saturday under a pre-booking appointment for repair and maintenances services.  
Under the pre-booking system, a drop-off space will be reserved for each customer for a time 
slot of one hour for preliminary examination. 

4.1.2 The service process is generally described as below.  The details will be adjusted subject to the 
operation practice of future operators. 

Service Process: 

START Customer Arrival (Dropoff Parking at Service Centre  Technical examination (with 

estimated time / cost given)  Customer left vehicles for services / customer wait at the 

waiting area  Service work carried out (repair / replacement / troubleshooting)  Test trial 

(Servicing again if required)  Payment  Delivery to customers  FINISH 

4.2 Traffic Generation of the Existing Premise and Proposed Vehicle Repair Workshop 

4.2.1 The volumes of the traffic that would be induced by the existing premise are estimated based on 
the trip rates documented in the Transport Planning and Design Manual (TPDM) Volume 1 
Chapter 3 – Transport Considerations of Town Plans.  The traffic generation and attraction of 
the existing premise are shown in Table 4.1. 

Table 4.1 Traffic Generation of the Existing Premise 

Existing Premise Unit/Content 
AM Peak Hour PM Peak Hour 

Gen. Att. Total Gen. Att. Total 

Industrial Trip Rates(1) pcu/hr/100m2 0.0926 0.1386 - 0.1350  0.1049  - 

Traffic Generation pcu/hr 6 9 15 8 7 15 

Notes: Gen. – Generation; Att. – Attraction. 
(1)  Mean trip rates for industrial use are adopted from TPDM, Transport Department. 

4.2.2 From Table 4.1, the existing premise would generate a two-way traffic of 15 pcu during both AM 
peak hour and PM peak hour.  

4.2.3 The proposed vehicle repair workshop will provide 5 drop-off spaces within the premise and 
each space will be reserved for a customer for a time slot of one hour, which implies it will 
attract 5 vehicle (private car) trips each hour.  For conservative assessment purpose, it is 
assumed the same number of vehicles will leave within the same hour.  As a result, the 
proposed vehicle repair workshop will generate a 2-way traffic of 10 pcu each hour, which is 
less than that of the existing premise.  This implies that the proposed vehicle repair workshop 
will not induce additional traffic and will not create adverse traffic impact to the road network. 
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5 SUMMARY AND CONCLUSION 

5.1 Summary 

5.1.1 The Applicant intends to convert the 1st floor of Sunshine Kowloon Bay Cargo Centre into a 
proposed vehicle repair workshop to provide repair and maintenance services for private cars, 
taxis and/or light vans. 

5.1.2 The vehicular access of the Subject Building is located at Tai Yip Lane, the Application 
Premises is located on the first floor of the Subject Building and will use the same vehicular 
access.  The proposed development should provide 32 private car parking spaces 5 drop-off 
space and 1 goods vehicle loading/unloading bay to fulfil the requirements of the HKPSG and 
operational needs. 

5.1.3 The proposed vehicle repair workshop will generate a 2-way traffic of 10 pcu each hour, which 
is less than that of the existing premise.  This implies that the proposed vehicle repair workshop 
will not induce additional traffic and will not create adverse traffic impact to the road network. 

5.2 Conclusion 

5.2.1 The findings of this study indicated that the proposed vehicle repair workshop would provide 
sufficient internal transport facilities with adequate manoeuvring area.  Also, the proposed 
vehicle repair workshop would not induce additional traffic.  Based on the above, the proposed 
vehicle repair workshop is considered acceptable in traffic viewpoint. 
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Proposed Vehicle Repair Workshop at  
1st floor, Sunshine Kowloon Bay Cargo Centre,  
At No. 59 Tai Yip Street, Kowloon Bay, Kowloon 

S16 Planning Application No. A/K13/328 
 
Items Comments Responses 
1 Comments from Chief Traffic Engineer/Kowloon received on 11 

August 2023 (Contact person: Mr. Alvin CHAN; Tel.: 2399 2772) 
 

 

1.1 It is noted that the current use of the 1/F is for Godown with 
loading/unloading (L/UL) area. Please prove if there is any current 
parking/ L/UL demand on the 1/F, which would be affected by the 
proposed vehicle repair workshop. If affirmative, where will the original 
parking and loading/unloading area be relocated? Please also make 
sure the conditions stated in lease are fulfilled. 

The existing building is for industrial godown use.  According to the as-
built recorded plans, loading/unloading areas are provided at each 
individual floors in the building.  There are 8 nos. of loading/unloading 
bays on the 1/F (the Application Site), which is used to serve the 
existing industrial godown use at 1/F. 
The proposed VRW use will replace the existing industrial godown use 
at 1/F.  The parking and loading/unloading demand of the existing 
industrial godown use at 1/F will no longer exist and therefore, the 
original parking and loading/unloading spaces will not be relocated or 
re-provided. 
Meanwhile, the Internal transport facilities will be provided at 1/F to 
satisfy the HKPSG requirements and operational needs of the 
proposed VRW. 
 

1.2 Please advise the anticipated operation year of the proposed vehicle 
repair workshop. 

Please be advised that the anticipated operation year is 2024. 

1.3 Please supplement the traffic flow and junction assessments in the 
vicinity. 

Please note that the proposed VRW will generate less traffic (10 
pcu/hr) than that of the current industrial godown use (15 pcu/hr), and 
therefore will not induce additional traffic impact to the junctions in the 
vicinity. 
 

1.4 Please advise if there will be any shuttle bus services (e.g. to/from MTR 
stations or PTI) provided for the vehicle repair workshop. 

Under the pre-booking system, only 5 visitor trips will be attracted each 
hour which is minimal.   
The visitors are anticipated to drive their cars to the proposed VRW or 
travel by public transport. Therefore, no shuttle bus services will be 
provided for the proposed VRW. 
 

1.5 As per HKPSG Ch.12, floor-to-floor height of 5.2m should be provided 
for cars, where the proposed premise has only equipped with a 5m 

Since the proposed VRW is provided by conversion of the existing 
industrial building, the floor-to-floor height cannot be changed.   
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Items Comments Responses 
floor-to-floor height, please advise.  

Having considered the floor-to-floor height available for the proposed 
VRW is 5.0m which is more than a double of the required headroom 
for car parking space (2.4m).  The operator confirms that the 
headroom is sufficient for vehicle repair works to be carried out. 
 

1.6 Para. 4.1.1 of the Technical Note for Traffic refers, it is noted that a pre-
booking appointment system will be adopted for the operation of the 
proposed vehicle repair workshop, please advise the arrangement for 
the walk in / urgent repair customers. 
 

Please note that customers can only visit the proposed VRW after 
making an appointment, no walk-in customer is anticipated. 
 
For urgent repair, customers still have to make a booking to ensure a 
car parking space is available and reserved for his/her car. 
 

1.7 Ditto and para. 4.2.3 refers, estimation on traffic generation of the 
proposed vehicle repair workshop referencing the number of drop-off 
spaces provided within the premise is considered inappropriate. Please 
review. You may determine by your own business or make reference to 
similar operating workshops (e.g. Dah Chong Hong). 
 

Please note that a pre-booking system will be implemented and under 
the pre-booking system, a drop-off space will be reserved for each 
customer for a time slot of 1 hour for preliminary examination. 
No customer will be allowed to visit proposed VRW without reservation 
of a drop-off space.  Since the proposed VRW will provide 5 drop-off 
spaces within the premise, which implies it can serve at most 5 vehicle 
(private car) trips each hour. 
As the pre-booking system will be strictly followed, the estimated traffic 
generation of the proposed VRW is considered acceptable. 
 

2 Comments from the Director of Environmental Protection received 
on 11 August 2023 (Contact person: Ms. Mandy YAU; Tel.: 2835 
1125) 
 

 

2.1 You are reminded to ensure that the operation of the proposed vehicle 
repair workshop complies with the requirements under existing 
environmental pollution control ordinances, including the Water Pollution 
Control Ordinance and the Waste Disposal Ordinance, etc. 
 

Noted.  

3 Comments from the Chief Building Surveyor/ Kowloon, Buildings 
Department received on 23 August 2023 (Contact person: Ms. LAU 
Kei-wai; Tel.: 2626 1445) 
 

 

3.1 The travel distance from parking area (private cars) and parts & storage 
area to the nearest protected exit should not exceed 36m.  Your 

Noted. The travel distance from parking area (private cars) and parts & 
storage area to the nearest protected exit would not exceed than 36m. 
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attention is drawn to Clause B11.3 of the Code of Practice for Fire 
Safety in Buildings 2011 (FS Code).  In this connection, please review 
the proposed floor layout. 

Please find the revised layout for your information (Annex I refers).  
 

3.2 Please clarify the maximum occupant capacity of the proposed vehicle 
repair workshop.  Your attention is drawn to Clause B7.1 and Table B2 
of the FS Code. 

The Maximum capacity of the proposed workshop is 285p. 
- Office area (17p) 
- Workshop (124p) 
- Other area (carparking space and driveway) (144p) 
 

3.3 All building works/ change in use should be in compliance with the 
Buildings Ordinance (BO 

Noted.  

3.4 You are advised to engage an Authorized Person to ensure that any 
building works / change of use are implemented in compliance with the 
BO, including (but not limited to) the following: 
 

a) Adequate means of escape should be provided in accordance 
with Building (Planning) Regulation 41(1) and the FS Code. 
 

b) Fire barrier with adequate fire resisting construction between the 
subject premises and the remaining portion of the building 
should be provided in accordance with Building (Construction) 
Regulation 35 and the FS Code. 

 
c) Access and facilities for persons with a disability should be 

provided in accordance with Building (Planning) Regulation 72 
and Design Manual: Barrier Free Access 2008. 

 
d) Adequate sanitary fitments should be provided to the premises 

in accordance with the Building (Standards of Sanitary Fitments, 
Plumbing, Drainage Works and Latrines) Regulations.  

 
e) Structural adequacy of the existing structure may be affected by 

the proposed change in use.  Registered Structural Engineer 
should be consulted if necessary. 

 
 
 
 
Noted. 
 
 
 
Noted.  
 
 
 
 
 
Noted. 
 
 
 
 
Noted.  
 
 
 
Noted.  

3.5 For unauthorised building works (UBW) erected on leased land / private 
buildings (if any), enforcement action may be taken by the Building 

Noted. 
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Authority (BA) to effect their removal in accordance with BD's 
enforcement policy against UBW as and when necessary.  The granting 
of any planning approval should not be construed as an acceptance of 
any UBW on the application site under the BO. 

3.7 Your attention is drawn to Practice Note for Authorized Persons, 
Registered Structural Engineers and Registered Geotechnical 
Engineers APP-47 that the BA has no powers to give retrospective 
approval or consent for any UBW. 

Noted. 

3.8 If the proposed use under the application is subject to the issue of a 
licence, please be reminded that any existing structures on the 
application site intended to be used for such purposes are required to 
comply with the building safety and other relevant requirements as may 
be imposed by the licensing authority. 

Noted. 

3.9 Detailed comments under BO can only be provided at the building plan 
submission stage. 

Noted. 

 
Enclosure:  
Annex I: Revised Layout Plan 
 
Complied by: KTA Planning Limited 
Date: 13 September 2022 
File Ref: 20220913_S3034_FI1_V01_Revised 
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Recommended Advisory Clauses 

 

 

(a) To note the comments of the District Lands Officer/Kowloon East, Lands Department 

(LandsD): 

 

(i) It is noted that the proposed vehicle repair workshop comprises customer area, 

operation area and ancillary office.  The proposed use is in breach of the lease 

conditions.  Should the planning application be approved by the Town Planning 

Board (the Board), the owner is required to apply to LandsD for a temporary 

waiver or lease modification to give effect to the proposal.  However, there is no 

guarantee that the temporary waiver or lease modification application would be 

approved and if the application is eventually approved by LandsD in the capacity 

as the landlord at its discretion, it will be subject to those terms and conditions, 

including payment of any administration fee and waiver fee or premium, as 

considered appropriate by LandsD. 

 

(ii) Upon receipt of the application of waiver/lease modification by the owner of the 

premises, he is required to demonstrate the dimensions and calculation of the floor 

area etc. in all respects to the satisfaction of LandsD.   

 

(iii) Approval by the Board of the subject application shall not prejudice the 

Government’s right to take enforcement action pursuant to our prevailing practice 

against any breach of lease identified at the subject premises pursuant to LandsD’s 

prevailing practice.  All the General and Special Conditions contained in the 

Conditions shall remain in full force and effect. 

 

(b) To note the comments of the Chief Building Surveyor/Kowloon, Buildings Department: 

 

(i) All building works/change in use should be in compliance with the Buildings 

Ordinance (BO).  

 

(ii) The applicant is advised to engage an Authorized Person to ensure that any 

building works/change of use are implemented in compliance with the BO, 

including (but not limited to) the following: 

 

a) Adequate means of escape should be provided in accordance with Building 

(Planning) Regulation 41(1) and the Code of Practice for Fire Safety in 

Buildings 2011 (FS Code). 

 

b) Fire barrier with adequate fire resisting construction between the subject 

premises and the remaining portion of the building should be provided in 

accordance with Building (Construction) Regulation 35 and the FS Code. 

 

c) Access and facilities for persons with a disability should be provided in 

accordance with Building (Planning) Regulation 72 and Design Manual: 

Barrier Free Access 2008. 

 



2 

 

    

 

d) Adequate sanitary fitments should be provided to the premises in accordance 

with the Building (Standards of Sanitary Fitments, Plumbing, Drainage 

Works and Latrines) Regulations. 

 

e) Structural adequacy of the existing structure may be affected by the 

proposed change in use.  Registered Structural Engineer should be 

consulted if necessary. 

 

(iii) For unauthorized building works (UBW) erected on leased land/private buildings 

(if any), enforcement action may be taken by the Building Authority (BA) to effect 

their removal in accordance with BD’s enforcement policy against UBW as and 

when necessary.  The granting of any planning approval should not be construed 

as an acceptance of any UBW on the application site under the BO.   

 

(iv) The applicant’s attention is drawn to Practice Note for Authorized Persons, 

Registered Structural Engineers and Registered Geotechnical Engineers APP-47 

that the BA has no powers to give retrospective approval or consent for any UBW. 

 

(v) If the proposed use under the application is subject to the issue of a licence, the 

applicant is reminded that any existing structures on the application site intended 

to be used for such purposes are required to comply with the building safety and 

other relevant requirements as may be imposed by the licensing authority. 

 

(vi) Detailed comments under BO can only be provided at the building plan 

submission stage. 

 

(c) To note the comments of the Director of Fire Services that detailed fire safety 

requirements will be formulated upon receipt of formal submission of general building 

plans.   

 

(d) To note the comments of the Director of Environmental Protection that the operation of 

the proposed use shall comply with the requirements under existing environmental 

pollution control ordinances, including the Water Pollution Control Ordinance and the 

Waste Disposal Ordinance, etc. 
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