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Relevant Extracts from the Town Planning Board Guidelines 
No. 25D on Use/Development within “Industrial” Zone 

6.2. For a proposed commercial use in an industrial building or on the upper floors of an 
industrial-office (I-O) building, the following main planning criteria are relevant:  

(a) It should be demonstrated that there is a genuine need for the proposed use under 
application and no suitable alternative accommodation can be found in the vicinity. 
The location and scale of the proposed use should be justified on operational grounds. 

(b) Depending on the circumstances of individual cases and the availability of I-O or 
‘business’ buildings in the vicinity at the time of application, the Board may grant 
temporary permission for ancillary showroom use exceeding 20% of the total UFA 
of an industrial firm in industrial buildings.  

(c) Provided that other criteria could be met and with good justifications, favourable 
consideration would be given to applications for showrooms requiring large floor 
area for the display of bulky goods and provision of adequate on-site loading/ 
unloading facilities, which could not normally be accommodated in conventional 
commercial/office buildings. 

(d) There should be an adequate provision of parking and loading/unloading facilities 
within the site in accordance with the Hong Kong Planning Standards and Guidelines 
and to the satisfaction of the Transport Department. The inclusion and operation of 
the proposed commercial use should not adversely affect the traffic conditions in the 
local road network.  

(e) The Fire Services Department (FSD) should be satisfied on the risks likely to arise 
or increase from the proposed commercial use under application. Owing to fire safety 
concern, the aggregate commercial floor areas1 on the ground floor of an existing 
industrial/I-O building with and without sprinkler systems should as a general 
principle not exceed 460m2 and 230m2 respectively. For any application which would 
result in a slight exceedance of the relevant floor area limit, the applicant has to 
demonstrate that the fire safety concern can be satisfactorily addressed, and each case 
will be considered by the Board on its own merits. The above limits on commercial 
floor area do not apply to uses which are ancillary to or for the purposes of supporting 
the industrial activities and the routine activities of the workers in the industrial or I-
O building. These uses include bank, fast food counter (sited at street level without 
seating accommodation and licensed as food factory), electrical shop (selling 
electrical accessories usually with repairing services and small in scale), local 
provisions store (selling cigarettes, drinks, canned food and other local convenience 

                                                 
1 In calculating the floor area, staircases, common circulation areas, lift landings, lavatories, water closets and 
any space occupied by machinery for any lift, air-conditioning system or similar service provided for the 
building may be excluded. 



goods, and small in scale) and showroom in connection with the main industrial use. 
Any prospective applicant may check with the Planning Department on the aggregate 
commercial floor area figure in the concerned industrial or I-O building. Moreover, 
the 230m2 /460m2 criteria do not apply to cases involving conversion of the low zone 
of an existing industrial or I-O building for commercial uses if the commercial 
portion is completely separated from the industrial or I-O portion on the upper floors 
by a buffer floor of non-hazardous occupancy such as a car-parking floor. In all cases, 
separate means of escape should be available for the commercial portion. Also, FSD 
will not support commercial uses in the basement(s) of an industrial or I-O building 
as the basement(s) are more susceptible to fire risk and pose more serious hazards 
when involved in fire. 
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Previous Application covering the Application Premises 
 

Approved application 
 

Application 
No. 

Application 
Site/Premises 

Applied Use 
Date of 

Consideration 
by the RNTPC 

Approval 
Conditions 

A/ST/988 

2 Yuen Shun 
Circuit (i.e. the 

entire site 
where the 

building sits) 

Office, Eating Place 
(Canteen only) and 
Shop and Services 

14.1.2022 (a) – (f) 

 
Approval Conditions 

(a) The design and provision of vehicular access, car parking and loading/unloading facilities 
to the satisfaction of the Commissioner for Transport or of the Town Planning Board.  

(b) The submission of a sewerage impact assessment to the satisfaction of the Director of 
Environmental Protection or of the Town Planning Board. 

(c) In relation to approval condition (b) above, the implementation of the sewerage 
upgrading/connection works identified in the sewerage impact assessment to the 
satisfaction of the Director of Drainage Services or of the Town Planning Board. 

(d) The submission of a land contamination assessment and implementation of the remediation 
measures identified therein prior to the commencement of development at the site to the 
satisfaction of the Director of Environmental Protection or of the Town Planning Board. 

(e) The submission of a water supply impact assessment and the implementation of the 
connection works to the satisfaction of the Director of Water Supplies or of the Town 
Planning Board. 

(f) The provision of fire service installations and water supplies for firefighting to the 
satisfaction of the Director of Fire Services or of the Town Planning Board. 
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Recommended Advisory Clauses 

(a) to note the comments of the District Lands Officer/Sha Tin, Lands Department (DLO/ST, 
LandsD) that: 

 under the established procedure for this case relating to G/F of industrial building, 
the owner of the Premises is advised to apply to this office for a waiver for the uses 
under the planning application at this stage.  The waiver application will then be 
processed by Lands Department (LandsD) to allow the applied use. However, there 
is no guarantee that the waiver application will be approved.  Such application, if 
received, will be considered by LandsD acting in its capacity as the landlord at its 
sole discretion and any approval for the waiver given would be subject to such terms 
and conditions including, inter alia, payment of waiver fee and administrative fee 
as may be imposed by LandsD.  Moreover, even if such waiver is granted for the 
Premises under the Application, LandsD will continue to accord priority to handle 
the breach of the remaining premises of the subject building. 

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

(i) detailed Fire Services requirements will be formulated upon receipt of formal 
submission of general building plans; and 

(ii) the applicant’s attention is drawn to the “Guidance Note on Compliance with 
Planning Condition on Provision of Fire Safety Measures for Commercial Uses in 
Industrial Premises”. 

(c) to note the following comments of the Chief Building Surveyor/New Territories East 2 and 
Rail, Buildings Department (CBS/NTE2&Rail, BD) that: 

(i) before any new building works (save for exempted works and minor works) are 
carried out, prior approval and consent from the Building Authority (BA) should be 
obtained, otherwise they are Unauthorized Building Works (UBW).  An Authorized 
Person must be appointed to coordinate all new building works in accordance with 
the Buildings Ordinance (BO).  However, the carrying out of minor works can 
follow the provision laid down under the Minor Works Control System; 

(ii) for UBW erected on leased land, enforcement action may be taken by the Buildings 
Department (BD) 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 existing building works or UBW 
on the application site under the BO; 

(iii) if the proposed use under application is subject to the issue of a licence, 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; and 

(iv) the applicant is also reminded that the conversion works shall be with full 
compliance with the BO and its allied regulations, including but not limited to the 
provisions of means of escape and fire resisting construction complying with the 
Code of Practice for Fire Safety 2011 and the provisions for persons with a disability 
in accordance with the Design Manual: Barrier Free Access 2008. 
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EXECUTIVE SUMMARY 
 

This Section 16 Planning Application is submitted on behalf of Koon Ngai Company Limited (the “Applicant”) 
to seek permission from the Town Planning Board (“TPB”/ “the BOARD”) for the Proposed Shop and 
Services use (hereafter referred to as “the Proposed Use”) at G/F (part) of an existing industrial building 
(“IB”) (Koon Wah Building) at No. 2 Yuen Shun Circuit, Yuen Chau Kok, Sha Tin in the Siu Lek Yuen Industrial 
Area (“SLYIA”) (the “Application Premises”). 
 
The Application Premises falls within a Site currently zoned “Industrial (1)” (“I(1)”) on the Approved Sha Tin 
Outline Zoning Plan  No. S/ST/38 (“Approved OZP”). ‘Shop and Services (not elsewhere specified) (ground 
floor only, except in wholesale conversion of an existing building and Ancillary Showroom which may be 
permitted on any floor)’ is a Column 2 use which may be permitted with or without conditions on Planning 
Application to the TPB.  
 
The Application Premises has a total floor area of approx. 455.763m2 and fronts Ngau Pei Sha Street or is 
accessible via the main entrance of the existing IB. The existing IB is equipped with sprinkler system.  
 
The Proposed Use at the Application Premises is justified on the following grounds: 
 

• The Proposed Use at the Application Premises, located in the SLYIA and near high-density 
residential developments, will support the transformation of the area by offering essential retail 
facilities aligning with government policies on industrial revitalization and local development needs; 

• The Proposed Use is in line with Town Planning Board Planning Guidelines for Use/ Development 
within “I” Zone (TPB PG-No. 25D) and will not exceed the maximum commercial floor area of 
460m2 at ground floor of an IB equipped with sprinkler system; 

• The Proposed Use is considered compatible with the locality and is conveniently located to serve 
the daily needs of the residents and workers in the vicinity; 

• The Proposed Use will contribute to address the need for retail facilities in the Area; and 

• The Proposed Use is minor in terms of scale and will not result in fire safety concerns or adverse 

impacts. 

Based on the above justifications and as detailed in this Supplementary Planning Statement (“SPS”), we 
respectfully request the BOARD to give favourable consideration to this Application.  

 

行政摘要 

（内文如有差異，僅以英文版本爲準） 

 

根據城市規劃條例第十六條，我司僅以代表冠藝有限公司（下稱「申請人」）向城市規劃委員會（下稱「城規

會」）呈交規劃申請書，請求批准於沙田圓洲角小瀝源工業區源順圍 2 號的現有工業大廈（下稱「工廈」）（冠

華大廈）地下（部分）（下稱「申請處所」）作擬議商店及服務行業用途（下稱「擬議用途」）。 
 

申請處所現時坐落於《沙田分區計劃大綱核准圖編號 S/ST/38》（以下簡稱「核准圖」）中被劃為「工業（1）」

地帶的地盤。商店及服務行業（未另有列明者）（只限設於地面一層，但在經大規模改建的現有建築物則無此

限制；附屬陳列室可能獲准設於任何一層，亦不在此限 ）屬第二欄用途，須先向城規會申請，可能在有附帶

條件或無附帶條件下獲准。 

 

申請處所的總樓面面積為約 455.763 平方米並面向牛皮沙街或能經現有工廈的主入口進入。現有工廈已設有噴

灑系統。 
 

位於申請處所的擬議用途具備以下充分理據的支持： 

 

• 位於申請處所的擬議用途座落於小瀝源工業區並鄰近高密度住宅發展，將能透過提供所需的零售設

施支持政府活化工廈措施下的地區轉型和當區的發展需要； 

• 擬議用途與城市規劃委員會規劃指引在「工業」地帶內進行的用途／發展（規劃指引編號 25D）一

致，在現有工業大廈設有噴灑系統的地面層的最高商用樓面面積將不會超過 460 平方米； 

• 擬議用途與當區環境兼容，並能方便地解決周邊居民和工作人員的日常需要； 

• 擬議用途將有助於滿足當區零售設施的需要；及 

• 擬議用途規模較小，將不會造成消防安全等其他不良影響。 

 

基於上述支持理據及此補充規劃文件內的詳述資料，懇請城規會委員對是項申請作出正面的考慮。 
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Reference:  YSCYCK/3/ERIC/01 
Date: 6 December 2024 
 
TO THE TOWN PLANNING BOARD: 
 
 

SECTION 16 PLANNING APPLICATION 
TOWN PLANNING ORDINANCE (CHAPTER 131) 

______________________________________________ 
 

PROPOSED ‘SHOP AND SERVICES’ USE  
AT G/F (PART), KOON WAH BUILDING,  

2 YUEN SHUN CIRCUIT, YUEN CHAU KOK, SHA TIN (STTL 275) 
 

1. INTRODUCTION 
 
1.1 We are instructed by Koon Ngai Company Limited (the “Applicant”) to submit this Section 16 

Planning Application to seek permission from the Town Planning Board (“TPB”/ “the BOARD”) for 
the Proposed Shop and Services use (hereafter referred to as “the Proposed Use”) at G/F (part) of 
an existing Industrial Building (“IB”) (Koon Wah Building) at No. 2 Yuen Shun Circuit, Yuen Chau 
Kok, Sha Tin in the Siu Lek Yuen Industrial Area (“SLYIA”) (the “Application Premises”).  
 

1.2 The Application Premises falls within a Site currently zoned “Industrial (1)” (“I(1)”) on the Approved 
Sha Tin Outline Zoning Plan  No. S/ST/38 (“Approved OZP”) gazetted on 07 June 2024. ‘Shop and 
Services (not elsewhere specified) (ground floor only, except in wholesale conversion of an existing 
building and Ancillary Showroom which may be permitted on any floor)’ is a Column 2 use which 
may be permitted with or without conditions on Planning Application to the TPB.  

 

1.3 The Proposed Use will serve the daily needs of the industrial workers of the Subject Building and 
those at SLYIA as well as nearby residents and is in line with planning criteria as set out in the Town 
Planning Board Planning Guidelines for Use/ Development within “Industrial’” Zone (“TPB PG-No. 
25D”).  

 

1.4 This Supplementary Planning Statement (“SPS”) provides relevant information on the Application to 
facilitate the BOARD’s consideration. The following Sections will provide a description of the 
Application Premises and its surroundings, the planning context, details of the Proposed Shop and 
Services and justifications in support of the Application.   
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2 SITE CONTEXT 
 

2.1 Site Location and Existing Uses 
 
2.1.1 The Application Premises is located at the G/F of an Existing IB (Koon Wah Building) at No. 2 Yuen 

Shun Circuit and is bounded by Yuen Shun Circuit, Ngau Pei Sha Street and Yuen On Street at the 
western fringe of the SLYIA in Sha Tin (Figure 2.1 refers). The Existing Building is a 5-storey IB 
completed in 1987.  
 

2.1.2 The Application Premises covers 22 existing units (Units 1, 2, 3, A3, A5, A6, A7, A8, A9, A10, A11, 
A12, A13, A15, A16, A17, A19, A20, A29, A30, A31 and B1) at G/F with a total floor area of 
455.763m2. Ten (10) existing units (Units 1, 2, 3, A3, A5, A6, A7, A8, A9 and B1) abut Ngau Pei Sha 
Street and enjoy direct street frontage, while the remaining 12 units within the Application Premises 
are located on the G/F of the Existing Building accessible via the building’s main entrance (with 
barrier-free access (“BFA”)) at Ngau Pei Sha Street. There is an existing sprinkler system within the 
Application Premises.  

 
2.2 Surrounding Land Uses 
 
2.2.1 The area surrounding the Existing Building is characterized by a mix of land uses, including industrial, 

residential, open space and, government, institution and community (“GIC”). A Summary of the 
surrounding area is provided below (Figure 2.2 refers): 
 

• Areas to the north to southeast of the Site are various IBs (e.g. Shatin Industrial Centre, 
Chiaphua Industries Building, Chiaphua Centre, Swire Coca-Cola HK, Crown Worldwide 
Building and Ever Gain Building), Sha Tin KMB Depot, commercial buildings (e.g. Goldlion 
Holdings Centre, Town Health Technology Centre and Citimark) and the ALVA Hotel by Royal. 
While Chiaphua Industries Building and Chiaphua Centre are existing IBs, they are subject to 
a planning approval for Proposed Wholesale Conversion for Proposed Shop and Services, 
Eating Place, Motor-vehicle Showroom (Ground Floor), Art Studio, Information Technology and 
Telecommunications Industries, Office (Office Related to Industrial Use/Cultural Industry only) 
and Research, Design and Development Centre (TPB Ref: A/ST/982). A site (STTL 625) to the 
further northeast of the Site is planned for private residential development and included in the 
2024-25 Land Sale Programme by the Government 

• Abutting the Site to the southeast are an open-air car park and the Ngau Pei Sha Street 

Playground that accommodates various recreational and leisure activities. The Sinopec-Siu Lek 

Yuen Petrol and LPG Filling Station and the Hong Kong Police Siu Lek Yuen Operational Base 

are located to the further southeast of the Site.  

• Clusters of high-density residential developments are located from the south to the further north 

of the Site, including Yu Chui Court, Prima Villa, Yue Tin Court, City One Shatin, Sunshine 

Grove and various schools. A public transport interchange (“PTI”) is located in Yu Chui Court 

across Ngau Pei Sha Street to the southwest of the Site. 

• Immediately to the northwest of the Site across the Yuen Shun Circuit are the Siu Lek Yuen Fire 

Station and a temporary open-air car park which is planned for private residential development 

and recently disposed by Government through land sale (STTL 623). The MTR City One Station 

of the Tuen Ma Line is also located to the northwest of the Site.  

 
2.3 Land Status 
 
2.3.1 The Existing Building is registered as Sha Tin Town Lot No 275 and is wholly owned by the Applicant. 

The total area of the Site is approx. 4915.00m2.  
 

2.4 Accessibility 
 

2.4.1 The Existing Building is conveniently served by various modes of public transportation including 
buses, minibuses, taxis and railway. The MTR City One station is located within walking distance 
(approx. 110m) from the Site. A cycle track that forms part of the larger cycling network in Shatin is 
also abutting the Site at Ngau Pei Sha Street.   







Townland Consultants Limited 
Supplementary Planning Statement 

 

YSCYCK_3\Outgoing_Doc\Misc\Others\SPS\ SPS_20241206.docx Prepared on 6 December 2024 Page 5 of 11 

 

3 PLANNING CONTEXT 
 
3.1 Statutory Planning Context 
 
 Approved Sha Tin Zoning Plan No. S/ST/38 
 
3.1.1 The Application Premises is located with a Site currently zoned “I(1)” zone on the Approved Sha Tin 

Outline Zoning Plan No. S/ST/38 gazetted on 07 June 2024 (Figures 3.1 and 3.2 refer). ‘Shop and 
Services (not elsewhere specified) (ground floor only, except in wholesale conversion of an existing 
building and Ancillary Showroom which may be permitted on any floor)’ is a Column 2 use that may 
be permitted with or without conditions on application to the TPB under Section 16 of the Town 
Planning Ordinance (“TPO”).   
 

3.1.2 According to the Approved OZP, the “I” zone is intended “primarily for general industrial uses to 
ensure an adequate supply of industrial floor space to meet demand from production-oriented 
industries. Information technology and telecommunications industries and office related to industrial 
use are also always permitted in this zone”. 

 

3.2 Non-Statutory Planning Context 
 
Town Planning Board Planning Guidelines for Use/ Development within “I” Zone (TPB PG-No. 25D)   

 
3.2.1 Town Planning Board Planning Guidelines for Use/ Development within “I” Zone (TPB PG-No. 25D) 

sets out the main planning criteria for assessing planning applications for office buildings and 
commercial uses in industrial or industrial-office (“I-O”) buildings within the “I” zone, including 
demonstrating genuine need, suitability of location and scale, and not resulting in adverse effect of 
the traffic conditions in the local road network. (Para. 6.2 of TPB PG-25D refers).  
 

3.2.2 The Fire Services Department (“FSD”) should also be satisfied on the risks likely to arise or increase 
from the proposed commercial use under application. As stated in TPB PG-No.25D, “the aggregate 
commercial floor areas1 on the ground floor of an existing industrial/I-O building with and without 
sprinkler systems should as a general principle not exceed 460m2 and 230m2 respectively. For any 
application which would result in a slight exceedance of the relevant floor area limit, the applicant 
has to demonstrate that the fire safety concern can be satisfactorily addressed, and each case will 
be considered by the Board on its own merits.” (Para. 6.2 of TPB PG-25D refers).  
 

Report on Area Assessments 2020 of Industrial Land in the Territory 
 
3.2.3 In December 2021, Planning Department (“PlanD”) published the “Report on 2020 Area 

Assessments of Industrial Land in the Territory (“Area Assessment 2020”), the latest assessment 
on industrial land utilisation in Hong Kong, which recognised the active transformation and changes 
in planning circumstances with a number of redevelopment/conversion proposals in the area and in 
view that there are mature residential neighbourhoods in the surroundings well-served by public 
transport including the MTR City One Station, opportunity could be given to rezone the SLYIA from 
“I” to “R(E)” to facilitate the future transformation of the area.  

 
3.3 Planning History 
 

3.3.1 The Site was subject to various planning approvals for commercial uses at G/F of which Application 
No. A/ST/632 (“TPB No. A/ST/632”), involving Approved ‘Shop and Services’/ ‘Office’ (District 
Council Member’s Office) at Unit A3 (23m2) approved on 17 March 2006, had been implemented 
and is accounted for in the current aggregate commercial floor area of the Existing Building.  
 

3.3.2 Notwithstanding the Approved TPB No. A/ST/632, Unit A3 has been included under this S16 
Planning Application and as such the total Floor Area under Application (i.e. 460m2) is within the 
maximum permissible limit under TPB PG-No. 25D.  
  

 
1 In calculating the Commercial Floor Areas, staircases, common circulation areas, lift landings, lavatories, water closets and any 

space occupied by machinery for any lift, air-conditioning system or similar service provided for the building may be excluded. 
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4 THE PROPOSED USE 
 

4.1 The Proposed ‘Shop and Services’ Use 
 

4.1.1 The Applicant intends to enable the use of part of the G/F of the Existing Building for ‘Shop and 
Services’ for commercial use. The Proposed Use will serve the nearby workers and residents, and 
also enhance the vibrancy of street activities along Ngau Pei Sha Street.  
 

4.1.2 The Application Premises covers 22 units (Units 1, 2, 3, A3, A5, A6, A7, A8, A9, A10, A11, A12, A13, 
A15, A16, A17,A19, A20, A29, A30, A31 and B1) at G/F with a total floor area of about 455.763m2. 
(The Floor Plan and Layout Plan of the Application Premises in Appendix 1 refer).  
 

4.2 Fire Safety Considerations 
 
4.2.1 According to Para. 6.2 of TPB PG-No.25D, “the aggregate commercial floor areas on the ground 

floor of an existing industrial/I-O building with and without sprinkler systems should as a general 
principle not exceed 460m2 and 230m2 respectively”, and for any application “which would result in 
a slightly exceedance of the relevant floor area limit, the applicant has to demonstrate that the fire 
safety concern can be satisfactorily addressed, and each case will be considered by the Board on 
its own merits”. As demonstrated above, the Application Premises do not exceed the permissible 
aggregate commercial floor area on G/F of the Existing Building.  

 

4.2.2 Furthermore, the Application Premises are easily accessible from the streets, and occupants or 
visitors could easily evacuate from the Subject Building. The means of escape are also separated 
from the industrial portion of the Subject Building. A fire services plan (Appendix 2 refers) is 
prepared to demonstrate the means of escape and provision of fire services installation (“FSI”) 

(including sprinkler systems). The Certificate of Fire Service Installation and Equipment (FS251) is 

also attached in Appendix 3. The Proposal is considered acceptable from fire safety perspective. 
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5 PLANNING JUSTIFICATIONS 
 

5.1 In Line with Relevant Policies/ Guidelines 
 
5.1.1 The Area Assessment 2020 acknowledged that the SLYIA is undergoing active transformation with 

a number of redevelopment/conversion proposals in the area and in view that there are mature 
residential neighbourhoods in the surroundings well-served by public transport including the MTR 
City One Station, opportunity could be given to rezone the SLYIA from “I” to “R(E)” to facilitate the 
future transformation of the area. Not only would the Proposed Use provided needed retail facilities 
and serve workers and residents of the area, it is in line with Government’s policy of optimising and 
encouraging revitalisation of industrial buildings to serve other economic /service oriented activities 
and conforms to the ongoing transformation of the SLYIA in the long run. In this regard, approval of 
this S16 Planning Application would not jeopardise the supply of industrial floor space in the SLYIA 
in view of the long term transformation of the Area.  
 

5.1.2 The Proposed Use is also fully in line with TPB PG-No. 25D. There is a genuine demand for 
commercial facilities, especially in the area near City One MTR Station, to serve local workers and 
residents of the surrounding residential developments. The Application Premise is small in scale and 
only accounts for about 2.66% of the total GFA of the Subject Building. More importantly, the 
Application Premise does not exceed the total aggregate commercial floor areas of 460m2 for the 
ground floor of an existing IB with sprinkler system and would not result in fire safety concerns.  

 

5.2 Not Incompatible with the Surrounding Area 
 

5.2.1 The Proposed Use at the Application Premises is considered compatible with the locality. The 
Proposed Use not only serve the workers of the IB but also nearby residents. The Application 
Premises is located in a convenient location for Shop and Services use, being within 2-minute 
walking distance from City One MTR Station. Furthermore, the Application Premises is well serviced 
by bus and GMB routes, reflecting the convenience of the Application Premises. Retail activity at the 
G/F will also enhance the vibrancy at street level. 

 
5.3 Meeting Demand for Retail Facilities in the Area 

 
5.3.1 The Application Premises is located amongst a number of IBs and various high-density residential 

developments (i.e. Yu Chui Court and Prima Villa etc.). The Proposed Use provides a needed and 
diverse source of retail space to meet the daily needs of the residents and workers in the vicinity of 
the Site and contribute to addressing possible demand arising from nearby planned residential 
developments. Its central location near City One MTR station makes it well-positioned to meet the 
growing retail needs of the community. 
 

5.4 No Adverse Technical Impacts 
 

5.4.1 As indicated in Section 4.2, the Application Premises is provided with sprinkler system and sufficient 
means of escape and do not exceed the permissible aggregate commercial floor area on G/F of the 
building. No fire safety concerns are expected. Furthermore, The Proposed Use is minor in terms of 
scale and is unlikely to result in adverse infrastructural impacts. The Proposed Use is anticipated to 
serve the residents and workers in the immediate surroundings, who would access the Application 
Premises by foot. On-site L/UL facilities are also available within the IB if required as necessary. It 
is unlikely the Proposed Use would result in any adverse impacts.  

 
5.5 Established Planning Precedent 

 

5.5.1 The Proposed Use is supported by many similar precedent planning approvals for ‘Shop and 
Services’ within existing IBs under the Approved OZP. Approval of the Proposed Use at the 
Application Premises will not set an undesirable precedent. 
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Section 16 Planning Application for Proposed ‘Shop and Services’ Use at G/F (Part), Koon Wah Building, 2 Yuen Shun Circuit, Yuen Chau Kok, Sha Tin 
(STTL 275) [Application No.: A/ST/1035] 
 
Responses to Comments Table  
 

YSCYCK_3\Outgoing_Doc\Misc\Others\FI\1st FI\20250127_RtoC.docx                                prepared on 27 January 2025                                                              Page 1 of 2 

ATTACHMENT 1 

Comments/ Suggestions Applicant’s Responses 

A. Comments from Lands Department received from Planning Department on 20.1.2025: 

(Contact person: Mr. Sean WU, Tel no.: 2158 4847) 

1. The application premises fall within STTL 275 held under New Grant No. 
11919 ("the New Grant"). Under the New Grant, the lot and any building 
erected thereon shall not be used for any purposes other than for industrial 
or godown purposes or both, excluding offensive trade. No building or 
buildings shall be erected on the lot except a factory or factories or a godown 
or godowns or both, ancillary offices and such canteen and other welfare 
facilities (but excluding residential quarters) for workmen employed on the lot 
as may in the opinion of the Director of Lands be necessary and also such 
quarters as may be required for watchmen or caretakers who, in the opinion 
of the Commissioner for Labour, are essential to the safety and security of 
the building or buildings erected or to be erected on the lot. 

Noted. 

2. The proposed "Shops and Services" uses at the application premises is not 
permitted under the New Grant. According to our records, not only the 
premises under the Application but also other premises within the subject 
building have been used for shops and services purposes in breach of the 
aforesaid lease restriction. Warning letter dated 21.5.2024 has been 
registered in the Land Registry to require the owner to rectify the aforesaid 
breach. 

Noted. 

3. Under the established procedure for this case relating to G/F of industrial 
building, the owner of the subject premises is advised to apply to this office 
for a waiver for the uses under the planning application at this stage. If the 
planning application is approved by the Town Planning Board, the waiver 
application will then be processed by Lands Department to allow the applied 
use. However, there is no guarantee that the waiver application will be 
approved. Such application, if received, will be considered by Lands 
Department acting in its capacity as the landlord at its sole discretion and any 
approval for the waiver given would be subject to such terms and conditions 
including, inter alia, payment of waiver fee and administrative fee as may be 
imposed by Lands Department. Moreover, even if such waiver is granted for 
the premises under the Application, LandsD will continue to accord priority to 
handle the breach of the remaining premises of the subject building. 

 

 

 

Noted. 
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ATTACHMENT 1 

 
Date: January 2025 
File Ref: YSCYCK/3   

 

Comments/ Suggestions Applicant’s Responses 

B. Comments from Fire Services received from Planning Department on 20.1.2025:  

(Contact person: Mr. LO Hin-fan (Tel no.: 3971 4625) 

1. He has no objection in principle to the application subject to the Fire service 
installations and equipment being provided to the satisfaction of this 
Department. Detailed Fire Services requirements will be formulated upon 
receipt of formal submission of general building plans. The applicant's 
attention is drawn to the "Guidance Note on Compliance with Planning 
Condition on Provision of Fire Safety Measures for Commercial Uses in 
Industrial Premises" if the application is approved. The building is fully 
protected with sprinkler system so that the maximum permissible aggregated 
commercial floor area on G/F is 460 m2 in accordance with TPB PG-No. 25D. 
The applied use should be counted up to the aggregated commercial floor 
area. 

Noted. 

C. Comments from Transport Department received from Planning Department on 20.1.2025: 

(Contact person: Ms. Rebecca PANG, Tel no.: 2399 6966) 

1. Please justify the parking or loading and unloading demand generated by the 
proposed application will not cause adverse traffic impact to the road network 
in the vicinity. 

The Proposed Use is anticipated to serve the residents and workers in the 
immediate surroundings, who would access the Application Premises by foot.  
The MTR City One station and a public transport interchange at Yu Chui 
Court are also located within close walking distance (approx. 110m and 40m 
respectively) from the Application Premises. Shoppers from other districts, if 
any, may utilise the public transport to access the Application Premises. 

The existing industrial building also consists of 10 nos. of loading/ unloading 
(“L/UL”) bays which the Proposed Use can use for L/UL activities, if any. 

In this regard, adverse traffic impact is not anticipated given there are 
sufficient existing transport facilities and the Proposed Use is minor in terms 
of scale.  

D. Comments from Sha Tin District Office of Home Affairs Department received from Planning Department on 20.1.2025: 

(Contact person: Ms. Zoe LAM, Tel no.: 2158 5384) 

1. This office has no specific comment. Noted. 
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