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Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop & Services (Not Elsewhere Specified)’ and ‘School’ (Tutorial School Only) 
Uses on G/F (Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories 
(Planning Application No. A/YL/296) 
  
 Departmental Comments Responses to Comments 
1.  Comments of  Drainage Services Department 

 
 

1.1 Please indicate the tentative completion year for reference. 
 

The tentative completion year is 2023. Section 1.3.3 of replacement 
pages of SIA in Attachment 1 has been revised accordingly.  
 

1.2 Please indicate in the report that the project proponent will be 
responsible for the implementation of the required works.  

 

Noted. The statement has been added in Section 2.4.5 of 
replacement pages of SIA shown in Attachment 1. 

1.3 
 
 
 

Table 3, Appendix 2 – Please consider upgrading the DN 150 
sewer at FHM1018492 to cope with the latest minimum pipe size 
requirement of Sewerage Manual. 
 

The existing Ø150 sewer at FMH1018492 will be replaced by a new 
Ø200mm Concrete pipe. Table 3 of Appendix 2 (enclosed in the 
replacement pages of SIA in Attachment 1) has been revised 
accordingly. 
 

1.4 The SIA report needs to meet the satisfaction of EPD, the planning 
authority of sewerage infrastructure. 

Noted.  The replacement pages of the SIA enclosed in Attachment 1 
will also be submitted to EPD at the same time for their approval. 
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 Departmental Comments Responses to Comments 
2.  Comments of Environmental Protection Department 

 
 

 
 
2.1 

Air Quality 
 
Section 2.3.1 - Please note that 2021 Traffic Census is available 
now and please update the text accordingly. 
  

 
 
Noted. The typo has been revised in Section 2.3.1 of replacement 
pages of EA in Attachment 2. 

2.2 Section 2.3.3 - Please state clearly that no air-sensitive uses 
including openable window, fresh air intake and recreational uses in 
the open space is allowed within the buffer zone. 
 

The 3rd sentence of Section 2.3.3 of replacement pages of EA in 
Attachment 2 has been revised.  

2.3 Section 2.4.1 - We would like to remind the applicant that it should 
be the responsibility of the applicant and their consultants to ensure 
the validity of the chimney data by their own site surveys. Should 
the information of industrial chimneys be subsequently found to be 
incorrect, the assessment result as presented in the application 
would be invalidated. 
  

Noted. 

2.4 For a previous comment on Air Quality mentioning buffer zone from 
Kin Lok Street, please clearly show the buffer distance of 
Application Premises Boundary on G/F and M/F from Kin Lok Street 
in Figure 2 (as shown below for reference, no need to show in 
Figure 3.1 and 3.2) to identify if there is any air-sensitive uses of the 
proposed development located within the buffer zone. 
 

Figure 2 in the replacement pages of EA has been revised 
accordingly in Attachment 2.  
 

 
 
2.5 

Sewerage Infrastructure 
 
Section 2.3.1: the sewage should eventually flow to San Wai STW 
instead of Yuen Long STW. Please clarify. 
 

 
 
Noted. The typo has been revised in Section 2.3.1 of replacement 
pages of SIA in Attachment 1. 

2.6 Table 2.2, Table 1 and 3 of Appendix 2: According to the GESF, 
contributing population = calculated total average flow / 0.27, not 
calculated total average flow / UFF.  Please revise. 
 

Appendix 2 enclosed in the replacement pages of SIA has been 
updated in Attachment 1.   
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 Departmental Comments Responses to Comments 
2.7 Table 2.2 and Table 1 of Appendix 2: No. of students and staff in 

the tutorial school should also be taken into account when 
estimating the sewage generation.  Please revise. 
 

As stated in Section 2.3.2 of the replacement pages of SIA in 
Attachment 1, the proposed uses at the Application Premises will be 
designated for ‘Shop and Services (not elsewhere specified)’ / 
‘Eating Place’ / ‘School’ (tutorial school only). For technical 
assessment purpose, 60% of the non-domestic GFA of the proposed 
development (i.e. 2,426m2) has been assumed for ‘Eating Place’ 
(F&B) use (i.e. 2,426m2); 20% of the non-domestic GFA (i.e. 809m2) 
assumed for ‘Shop and Services (not elsewhere specified)’ use; and 
the remaining 20% (i.e. 809m2) assumed for ‘School’ (tutorial school 
only) use.  
 
Reference is also made to the approved S16 application for tutorial 
school use in Transport Plaza (No. A/YL/292) in determining the no. 
of students and staff for the proposed tutorial school use. As 
indicated in Page 2 of the TPB Paper attached in Appendix 3 of 
Attachment 1, 8 students and 2 staff are assumed for about 64m2 
tutorial school GFA.  
 
Therefore, in this assessment, 102 students and 26 staff are 
assumed for about 809m2 tutorial school GFA for the sewerage 
calculation. Table 2 in the replacement page of SIA has been 
updated accordingly in Attachment 1 of the current submission.  
 

2.8 Table 2 of Appendix 2: Please specify the unit of the area 
 

The unit of the area is m2. Table 2 of Appendix 2 (enclosed in 
Attachment 1) has been revised accordingly.  
 

2.9 Table 2 of Appendix 2: Please provide the percentage of area in 
Wang Fung Building assumed for "Community, Social & Personal 
Services" and "Retail" uses when calculating the worker density.  
 

It is assumed that the areas for “Community, Social & Personal 
Services” and “Retail” uses in Wang Fung Building are both 160m2 
for calculating the worker density.  

2.10 Table 3 of Appendix 2: please calculate with pipe length from 
FMH1018491 - FMH1018490 as referred to the assumption 
mentioned in note 7 of the table. 
 

The pipe length from FMH1018493 – FMH1018490 is 13.8m. Table 
3 of Appendix 2 shown in Attachment 1 has been revised 
accordingly.  
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 Departmental Comments Responses to Comments 
 
 
2.11 

Noise Planning 
 
From noise planning point of view, we would have no adverse 
comment on such application as long as (1) the operation of the 
eating place, shop and services would meet the noise criteria of 
NCO, as well as (2) the noise sensitive uses within the tutorial 
school will not rely on openable window for ventilation, such as 
connecting to the tutorial school with central air-conditioning system. 
 

 
 
Noted. 
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 Departmental Comments Responses to Comments 
3.  Comments of Food and Environmental Hygiene Department 

 
 

 
 
3.1 

Advisory Comments 
 
No Food and Environmental Hygiene Department’s (FEHD) facilities 
will be affected. 
 

 
 
Noted. 

3.2 Proper license / permit issued by this Department is required if 
there is any food business / catering service / activities regulated by 
the Director of Food and Environmental Hygiene (DFEH) under the 
Public Health and Municipal Services Ordinance (Cap. 132) and 
other relevant legislation for the public. The operation of any eating 
place should be under a food license issued by the FEHD.   If the 
operator intends to operate a restaurant business in the territory, a 
restaurant license should be obtained from FEHD in accordance 
with the Public Health and Municipal Services Ordinance (Cap. 
132).  For the operation of other types of food business, relevant 
food licenses should also be obtained from FEHD in accordance 
with Cap. 132.  Under the Food Business Regulation, Cap. 132X, a 
Food Factory License should be obtained from this department for 
food business which involves the preparation of food for sale for 
human consumption off the premises before commencement of 
such business.  The application for food business licenses under 
Cap.132, if acceptable by FEHD, will be referred to relevant 
government departments for comment.  If there is no objection from 
the departments concerned, a letter of requirements will be issued 
to the applicant for compliance and the license will be issued upon 
compliance of all the requirements. 
 

Noted. 
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 Departmental Comments Responses to Comments 

3.3 
If the proposal involves any commercial/trading activities, no 
environmental nuisance should be generated to the surroundings. 
Also, for any waste generated from the commercial/trading 
activities, the applicant should handle on their own/at their 
expenses. Please also remind the applicant that the operation of 
the food business place must not cause any environmental 
nuisance to the surrounding. The refuse generated by the proposed 
eating place are regarded as trade refuse. The management or 
owner of the site is responsible for its removal and disposal at their 
expenses.  The operation of any business should not cause any 
obstruction or environmental nuisance in the vicinity. 
 

Noted. 
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 Departmental Comments Responses to Comments 
4.  Comments of Buildings Department 

 
 

 
 
4.1 

Advisory Comments 
 
It was noted that an Occupation Permit for petrol filling station, 
carpark maintenance officer and store, shopping area and ancillary 
accommodation for non-domestic use at Ground floor, shops and 
ancillary accommodation for non-domestic use at mezzanine floor 
and carparking area and ancillary accommodation for non-domestic 
use at 1st to 10th Floor (inclusive) in respect of the above was issued 
on 28 September 1988.  
 

 
 
Noted. 

4.2 Based on the limited information provided, the applicant’s attention 
is drawn to the following points: 
 

(i) The proposed tutorial school is subject to the issue of a 
license/registration, please be reminded that the subject 
premises intended to be used for such purpose is required 
to comply with the building safety and other relevant 
requirements as may be imposed by the licensing authority.  

 

Noted. 
 
 
 

 (ii) Barrier free access and accessible toilet required under 
Regulation 72 of the Building (Planning) Regulation [B(P)R]. 
 

 

 (iii) The numbers of sanitary fitments required should comply 
with Building (Standards of sanitary fitments, plumbing, 
drainage works and latrines) Regulations. 
 

 

 (iv) Whether the plant rooms on G/F and M/F list out can 
generally be considered exemptible from GFA calculation, 
you may wish to note that such similar areas had been 
exempted from GFA calculation in the latest approved 
Building (Alterations and Additions) plans.  
 

 

 (v) If any proposal involve non-exempted alterations and 
additions work and/pr material change in use of a building, 
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 Departmental Comments Responses to Comments 
detailed checking will be carried out during building plan 
submission stage.  
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 Departmental Comments Responses to Comments 
5.  Lands Department 

 
 

5.1 The subject premises fall within Yuen Long Town Lot No. 348 (‘the 
Lot”) which is held under New Grant No. 3071 as modified by 
Modification Letters dated 18.12.1987, 23.11.1988 and 21.2.1994 
respectively (hereinafter collectively referred to as “the New Grant”). 
The New Grant contains, inter alia, the following restrictions: 
 

(i) The Lot shall not be used for any purpose other than (a) a 
multi-storey car park consisting of not less than 765 spaces; 
(b) a petrol filling station; and (c) remaining floor area for 
non-industrial purposes only, excluding residential.  
 

(ii) No non-domestic building erected on the Lot exceeding 36m 
in height shall have a plot ratio in excess of 9.5. 

 

Noted. 

5.2 According to the Supplementary Planning Statement (SPS) 
submitted by the applicant, all of the proposed uses would only 
involve internal renovation without any increase in plot ratio and 
building height. Provided that the proposal would not result in 
exceeding the permitted plot ratio and building height under lease, I 
should have no comment from land lease perspective.  
 

Noted. 

5.3 The various technical assessments at Appendix of the SPS such as 
Traffic Impact Assessment, Environmental Assessment and 
Sewerage Impact Assessment, etc., should be subject to comments 
of relevant departments.  
 

Noted. 

5.4 The applicant should be reminded to ensure that the proposed uses 
of the subject premises would be in compliance with the prevailing 
ordinances and regulations including but not limited to fire services 
and building requirements.  
 

Noted. 
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 Departmental Comments Responses to Comments 
6.  Comments of Education Bureau 

 
 

6.1 As a licensing office, the School Registration and Compliance 
Section is not in the position to comment on nor give policy support 
to the subject application at the planning stage.  
 

Noted. 

7.  Comments of  Transport Department 
 

 

7.1 Please include the following junctions in the assessment and 
updated Drawing No. 4.2: 
 

(i) Junction of Castle Peak Road – Yuen Long and Fung 
Cheung Road  

(ii) Junction of Yau Sun Street and Kin Lok Street 
 

The two junctions of (C) Fung Cheung Road / Castle Peak Road – 
Yuen Long and (D) Kin Lok Street / Yau San Street have been 
included with the following updates in the revised TIA enclosed in 
Attachment 3 : 

- Junction Layout: Figures 2.3 and 2.4 
- Traffic Flows: Figures 2.5, 4.1 and 4.2 
- Junction Assessment: Tables 2.2 and 5.2 

 
7.2 In Section 3.2, please demonstrate that the existing parking and 

loading/unloading provisions are able to cater for the parking and 
loading/unloading demand generated by the proposed 
development.  

 

According to the latest data record, the parking and loading spaces 
in the existing Transport Plaza are relatively under-utilised with a 
peak occupancy below 75%.  
 
There are at least 220 spare spaces to cope with the parking and 
loading demand by the proposed uses with no net change in GFA. 
 

7.3 
 
 

In Table 4.1, please adopt the latest AADT 2021 in your 
assessment. 

Table 4.1 of the revised TIA enclosed in Attachment 3 is updated 
with latest AADT 2021. The same growth rate of +0.5% p.a. is 
adopted for the traffic forecasts. 
 

7.4 Apart from the net traffic generation in Table 4.4, please provide 
breakdown of the existing traffic generation/attraction and the 
proposed traffic generation/attraction.  
 

The existing shopping arcade on G/F and M/F is currently under 
renovation and has been effectively vacated since July 2022, such 
that the traffic generation/attraction are negligible. 
 
The existing traffic generation / attraction by the multi-storey carpark 
and petrol filling station are reflected by the background traffic flows 
(without the Proposed Commercial Uses) in 2022 and 2027 as 
shown in Figures 2.5 and 4.1 of the revised TIA enclosed in 
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 Departmental Comments Responses to Comments 
Attachment 3 respectively. 
 
The design traffic forecasts (with Proposed Commercial Uses) are 
presented in Figure 4.2 of the revised TIA enclosed in Attachment 3 
by superimposing the proposed traffic generation / attraction as 
shown in Table 4.4 of the revised TIA. 
 

7.5 Please indicate the public transport provision in the vicinity of the 
proposed development in drawing.  
 

The current provisions of public transport services in the vicinity of 
the Subject Site are included in Section 2.3 and indicated on Figure 
2.6 of the revised TIA enclosed in Attachment 3 
 

7.6 Please assess the pedestrian trip generation/attraction and the 
LOS of the nearby footpath for the proposed development.  
 

The existing pedestrian conditions along Kin Lok Street and Fung 
Cheung Road (P2) are observed to be excellent with “LOS A” during 
peak hours as shown in Table 2.4 of the revised TIA enclosed in 
Attachment 3. 
 
In view of the small scale of the existing local shopping arcade / 
Application Premises (with a total commercial GFA of only about 
4,044m²), which mainly serves the residents of the adjacent 
residential developments, the pedestrian conditions of nearby 
footpaths are expected to be maintained at LOS A after the 
renovation.  
 

8.  The following departments have no comments on and no 
objection to the application 
  

 

 • Civil Engineering and Development Department  Noted. 
 • Water Supplies Department  
 • Highways Department  
 • Leisure and Cultural Services Department  
 • Hong Kong Police Force 
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(i.e.  12 storeys) of  the existing Transport  Plaza due to the application. Table 1.1
shows the comparison of floor use for existing and renovated Subject Site.  The
indicative floor plans of the Application Premises are shown in Appendix 1.

1.3.3 The tentative completion year is 2023.

Table 1.1 Comparison of Floor Uses for Existing and Renovated Subject
Site

Floor Uses Existing/ Permitted After Renovation

G/F
(Application
Premises)

Eating Place (approved under
Application No. A/YL/5) /
Shop & Services / Tutorial
School (approved under

Application No. A/YL/292)

Shop and Service/Eating Place/
School (tutorial school only)

G/F
(Outside

Application
Premises)

Petrol Filling Station and a Shop (fronting Kin Lok Street)
(NO CHANGE)

M/F
(Application
Premises)

Eating Place
Shop and Service/Eating Place/

School (tutorial school only)

1/F – 10/F
(Outside

Application
Premises)

Car Park
(NO CHANGE)
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2. SEWERAGE IMPACT ASSESSMENT

2.1 Introduction

2.1.1 The  aim  of  this  study  is  to  assess  whether  the  capacity  of  the  existing  sewerage
networking to the existing building is sufficient to cope with the sewage flow from the
Proposed Uses.  Drainage Record Plans from the Drainage Services Department (DSD)
and Geoinfo Map (https://www.map.gov.hk/gm/) were obtained to facilitate the
sewerage impact assessment.

2.2 Assessment Criteria and Methodology

2.2.1 Environmental Protection Department’s (EPD’s) Guidelines for Estimating Sewage
Flows for Sewage Infrastructure Planning, Version 1 (GESF) and Planning Department’s
Commercial and Industrial Floor Space Utilization Survey (CIFSUS) are referred to in
estimating the quantity of generated sewage from the Proposed Development.  The
cumulative impact from the surrounding catchments is also studied in this assessment.

2.2.2 The following unit flow factors are adopted in this SIA:

· Domestic, Private R2: 0.27m3/day

· Clubhouse, G/IC, Social Welfare and Community employees, and Retail (non-
F&B)  Employees:  0.28  m3/day (J4 – Wholesale & Retail;  J11 – Community,
Social & Personal Services)

· Restaurants Employees: 1.58 m3/day (J10 - Restaurants & Hotels)

2.2.3 The following worker density adopted in this SIA are tabulated below:

Table 2.1 Worker Density by Economic Activity and Planned Usage Type

Economic Activities
All Types
(workers per GFA
(in 100m2))

Converted Worker
Density
(m2 per worker)

Community Social & Personal Services 3.3 30.3

Retail Trade 3.5 28.6

Restaurant 5.1 19.6

2.2.4 According to the Table T-4 of GESF, catchment inflow factor of 1.0 for Yuen Long is
applied in the assessment.

2.3 Assessment of Sewerage Impact

2.3.1 According to the Drainage Record from the Geoinfo Map, the Subject Site is surrounded
by a well-developed sewerage system for connection.  The exiting sewerage system in
the vicinity of the Subject Site is shown in Figure 2.  All the collected sewage flows
within the area including the Subject  Site will  be eventually  discharged to San Wai
Sewage Treatment Works.

2.3.2 The total Non-Domestic GFA for the Proposed Uses at the Application Premises is about
4,044m2 (i.e. 2,098m2 and 1,946m2 at  G/F  and  M/F,  respectively),  which  will  be
designated for ‘Shop and Services (not elsewhere specified)’ / ‘Eating Place’ / ‘School’
(tutorial school only) uses.  In this assessment, 60% of the Non-Domestic GFA of the
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Proposed Development would be assumed for ‘Eating Place’ (F&B) use (i.e. 2,426m2);
20 % of the Non-Domestic GFA of the Proposed Development would be assumed for
‘Shop and Services (not elsewhere specified)’use (i.e. 809m2) and 20 % of the Non-
Domestic GFA of the Proposed Development would be assumed for ‘School’ (tutorial
school only) use (i.e. 809m2) are adopted for the SIA calculation.

2.3.3 Detailed calculation for sewage generated from the Proposed Uses at the Application
Premises is given in Table 2.2 and Table 1 of Appendix 2.  According to the results,
the average flow rate from the Proposed Uses at  the Application Premises is  about
215.1m3/day.
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Table 2.2 Estimated Peak Flow

Calculation for Sewage Generation Rate of the Proposed Uses at the Application Premises
1. F&B
Assumed Area = 2426 m2

Assumed Floor Area per Employee = 19.6 m3/ person/day
Refer to Table 8 – Restaurants

Assumed Number of Employees = 124 employees
Unit Flow Factor for Commercial
Employees

= 0.08 m3/ employee/day
Refer to Table T-2 of GESF

Unit Flow Factor for Commercial Activities = 1.50 m3/ employee/day
Refer to Table T-2 of GESF – J10

Sewage Generation Rate = 195.9 m3/ day

2. Retail Shop
Assumed Area = 809 m2

Assumed Floor Area per Employee =
29

m3/ person/day
Refer to Table 8 of CIFSUS- Retail
Trade

Assumed Number of Employees = 57 employees
Unit Flow Factor for Commercial
Employees

= 0.08 m3/ employee/day
Refer to Table T-2 of GESF

Unit Flow Factor for Commercial Activities = 0.20 m3/ employee/day
Refer to Table T-2 of GESF – J4

Sewage Generation Rate = 16.0 m3/ day

3. Tutorial School
Assumed Area = 809 m2

Assumed Number of Students = 102 person
Reference is made to Page 2 of
RNTPC Paper No. A/YL/292 (Please
also see Appendix 3.3).

Assumed Number of Staff = 26

Unit Flow Factor for School Student = 0.04 m3/ day
GESF Table T-2

Unit Flow Factor for Commercial
Employees

= 0.08 m3/ day
GESF Table T-2

Unit Flow Factor for Commercial Activities = 0.20 m3/ day
GESF Table T-2 - J4

Sewage Generation Rate = 11.4 m3/ day

Peak Flow from Proposed Uses at the Application Premises
Total Flow Rate = 215.1 m3/day
Catchment Inflow Factor PCIF = 1.0 Refer to Table T-4 of GESF – Yuen

Long
Total Flow Rate with Catchment Inflow
Factor PCIF

= 215.1 m3/day

Contributing Population =

797

people
Refer to S12.1 of GESF,
Contributing Population = Calculated
total average flow/ UFF

Peaking factor =

8

Refer to Table T-5 of GESF for
population <1,000 incl. stormwater
allowance for facility with existing
upstream sewerage

Peak Flow = 19.9 litre/sec
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2.4 Discussion

2.4.1 Sewage from the Proposed Uses at the Application Premises will be discharged to the
public sewers (Manhole FMH1018491) located on Castle Peak Road – Yuen Long as
shown in Figure 2 while the sewerage catchments of upstream and downstream of
the Application Premises is shown in Figure 3.

2.4.2 To cope with the latest minimum pipe size requirement of Sewerage Manual, the
existing  Ø150  sewer  from FMH1018492  to  FMH1018491  will  be  replaced  by  a  new
Ø200mm concrete sewer pipe.

2.4.3 Appendix 2 shows the detailed calculation on the estimated hydraulic capacity of the
said existing sewer sections and the calculation of the amount of the sewage entering
each segment of the said sewer network.

2.4.4 After reviewing the cumulative sewerage impacts based on sewage contributed by both
the Proposed Development and the surrounding catchments, it is found that the
current sewerage system is sufficient to cater sewage generated from the Proposed
Uses at the Application Premises.

2.4.5 The project proponent will be responsible for the implementation of the required
sewerage works
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Table 1 - Calculation for Sewage Generation Rate of the Proposed Uses at the Application Premises

Proposed Uses at the Application Premises (G/F & M/F)

Subject Site Terminal Manhole (AS) to FMH1018492 Remarks
F&B
Assumed Area = 2426 m² 60% of Non-Domestic GFA of G/F and M/F (i.e. 4044m2 x 0.6 = 2426m2)
Assumed Floor Area per Employee = 19.6 m2/person/day CIFSUS Table 8 - Restaurants
Assumed Number of Employees = 124 employees
Unit Flow Factor for Commercial Employees = 0.08 m3/day GESF Table T-2
Unit Flow Factor for Commercial Activities = 1.50 m3/day GESF Table T-2 - J10
Sewage Generation Rate = 195.9 m3/day

Retail Shop
Assumed Area = 809 m2 20% of Non-Domestic GFA of G/F and M/F (i.e. 4044m2 x 0.2 = 809m2)
Assumed Floor Area per Employee = 29 m2/person/day CIFSUS Table 8 - Retail Trade
Assumed Number of Employees = 28 employees
Unit Flow Factor for Commercial Employees = 0.08 m3/day GESF Table T-2
Unit Flow Factor for Commercial Activities = 0.20 m3/day GESF Table T-2 - J4
Sewage Generation Rate = 7.8 m3/day

Tutorial School
Assumed Area = 809 m2 20% of Non-Domestic GFA of G/F and M/F (i.e. 4044m2 x 0.2 = 809m2)
Assumed Number of Students = 102 person
Assumed Number of Staff = 26 person
Unit Flow Factor for School Student = 0.04 m3/day GESF Table T-2
Unit Flow Factor for Commercial Employees = 0.08 m3/day GESF Table T-2
Unit Flow Factor for Commercial Activities = 0.20 m3/day GESF Table T-2 - J4
Sewage Generation Rate = 11.4 m3/day

Peak Flow from the Proposed Uses at the Application Premises
Total Flow Rate = 215.1 m3/day
Catchment Inflow Factor PCIF = 1.0 Refer to Table T-4 of GESF - Yuen Long
Total Flow Rate with Catchment Inflow Factor PCIF = 215.1 m3/day
Contributing Population = 797 people Refer to S12.1 of GESF, Contributing Population = Calculated total average flow/ UFF
Peaking factor = 8 Refer to Table T-5 of GESF for population <1,000 incl. stormwater allowance for facility with existing upstream sewerage
Peak Flow = 19.9 litre/sec

Reference is made to Page 2 of RNTPC Paper No. A/YL/292 (Please also see Appendix 3.3).  8 students and 2 staff is assumed for
64m2 tutorial school GFA.
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Table 2 - Estimated Sewage Flow for Catchment Areas

Person/
Unit

Resident Restaurants

Community,
Social &
Personal
Services

Retail Trade
Private

R2
J10 J4/J11 A B

unit area, m2 area, m2 2.8 5.1 3.3 3.5 0.27 1.58 0.28 445.4 84.8

A Wang Fung Building 14 Fau Tsoi Street
R(B) &

Commerical
104 300 320 292 16 6 6 78.8 25.3 3.4 1 107.5 -

4 Flats  x 26 storeys =  104 Units
https://www.midland.com.hk/zh-hk/estate/%E6%96%B0%E7%95%8C-
%E5%85%83%E6%9C%97-%E5%AE%8F%E8%B1%90%E5%A4%A7%E5%BB%88-E09368

A Yat Sun Building 5 Yat Sun Street
R(B) &

Commerical
28 - 1270 79 - 32 12 21.3 - 12.3 1 33.7 -

4 Flats x 7 Storeys =  28 Units
https://www.oneday.com.hk/zh_HK/buildings/yat-sun-building/

A Opulence Heights 50 Castle Peak Road R(B) 112 550 650 314 29 22 - 84.8 45.8 6.2 1 136.8 -

4 Flats x 28 Storeys =  112 Units
3 Storeys for Restaurant (1/F) and Community, Social & personal Services (G/F & 2/F)
https://www.midland.com.hk/zh-hk/estate/%E6%96%B0%E7%95%8C-
%E5%85%83%E6%9C%97-%E8%B1%90%E8%A3%95%E8%BB%92-E000003288

A Sun Ga Building 58 Castle Peak Road R(B) 22 - 360 62 - - 13 16.7 - 3.6 1 20.4 -
2 Flats x 11 Storeys =  22 Units
https://www.midland.com.hk/en/estate/New-Territories-Yuen-Long-Sun-Ga-Building-
E08103

A Hang Heung Cake Shop 64-66 Castle Peak Road
Restaurant

& Retail
- 192 64 - 10 - 3 - 15.8 0.8 1 16.6 - Based on desktop review

A Kam Yuen Building 22-26 Castle Peak Road R(B) 24 100 150 68 6 5 - 18.4 9.5 1.4 1 29.2 -
2 Flats x 12 Storeys =  24 Units
https://www.midland.com.hk/zh-hk/estate/%E6%96%B0%E7%95%8C-
%E5%85%83%E6%9C%97-%E9%87%91%E6%BA%90%E5%A4%A7%E5%BB%88-E04798

A Yam On Lau 32-34 Castle Peak Road R(B) 10 150 - 28 8 - - 7.6 12.6 - 1 20.2 - https://hk.centanet.com/estate/en/Yam-On-Lau/1-VCRJURRJRO
A - 36 Castle Peak Road Retail - - 222 - - - 8 - - 2.2 1 2.2 Based on desktop review
A - 38 Castle Peak Road Retail - - 148 - - - 6 - - 1.7 1 1.7 Based on desktop review

A Hang Fat Mansion 12 Castle Peak Road R(B) 44 110 420 124 6 14 - 33.5 9.5 3.9 1 46.9 -
https://www.midland.com.hk/zh-hk/estate/%E6%96%B0%E7%95%8C-
%E5%85%83%E6%9C%97-%E6%81%92%E7%99%BC%E6%A8%93-E03583

A Po On Building 2 Castle Peak Road R(B) 40 - - 112 - - - 30.2 - - 1 30.2 -
https://www.midland.com.hk/en/estate/New-Territories-Yuen-Long-Po-On-Building-
E07166

B Pearl House 1-11 On Lok Road R(B) 40 592 592 112 31 20 - 30.2 49.0 5.6 1 - 84.8

10 Flats  x 4 storeys =  40 Units; 2 storeys for restaurants (G/F) and church (1/F)
https://www.midland.com.hk/zh-hk/estate/%E6%96%B0%E7%95%8C-
%E5%85%83%E6%9C%97-%E6%98%8E%E7%8F%A0%E6%A8%93-
E10472?buildingId=B000037733

Notes:
[1] Refer to Table T-1 of GESF - Private R2
[2] Refer to Table T-2 of GESF - J10 & J11
[3] Refer to Table T-4 of GESF - 1.00 Catchment Inflow Factor for Yuen Long
[4] Refer to Table 8 of CIFSUS
[5] Locations of the sewage catchment areas are shown in Figure 3

Remarks
Catchment

Inflow
Factor [3]

Catchment Description Location Use
Flat Unit

Restaurant
& Hotel

Retail /
Community/

Office

ADWF in m3/day [1][2]worker (worker/100sqm) [4]
Catchment Flows with

Catchment Inflow
Factor in m3/day
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Table 3 - Sewerage Capacity Calculation
A. Hydraulic Capacity of Sewers and Comparison of Sewer Capacity to Sewage Generated from the Proposed Uses at the Application Premises

Pipe
Dia.

Pipe Length US CL DS CL US IL DS IL Gradient g ks s v V Area Perimeter
R=A/P

(Full Bore
Radius)

Q (Full)
Estimated
Capacity

Remarks on
Material

Assumption
Total ADWF

Safety
Factor [2] Peaking

mm m mPD mPD mPD mPD 1 in m/s2 m m2/s m/s m2 m m m3/s L/s 1 2 3 1 2 3 m3/day 1 Factor
AS Development FMH1018492 FMH1018491 200 8.5 - 4.15 3.49 3.07 20 9.81 0.003 0.049 1.00E-06 2.1 0.03 0.63 0.05 0.07 66 Concrete [1] AS 215.1 215.1 215.1 797 8 19.9 30% OK

FWD1019670 FMH1018491 FMH1050002 300 4.15 - 2.67 2.67 - 9.81 - - - - 0.07 0.94 0.08 - - Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 - -

FWD1065862 FMH1050002 FMH1050003 300 - - 2.67 2.67 - 9.81 - - - - 0.07 0.94 0.08 - - Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 - -

FWD1065863 FMH1050003 FMH1018490 300 - 4.40 2.67 2.50 0 9.81 0.003 0.012 1.00E-06 1.4 0.07 0.94 0.08 0.10 98 Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 47% OK

FWD1019669 FMH1018490 FMH1018489 375 6.7 4.40 4.40 2.50 2.49 670 9.81 0.006 0.001 1.00E-06 0.5 0.11 1.18 0.09 0.05 55 Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 84% OK

FWD1019668 FMH1018489 FMH1018488 375 5.4 4.40 4.20 2.49 2.36 42 9.81 0.003 0.024 1.00E-06 2.2 0.11 1.18 0.09 0.25 247 Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 19% OK

FWD1019667 FMH1018488 FMH1018486 375 2.6 4.20 4.40 2.36 2.35 260 9.81 0.006 0.004 1.00E-06 0.8 0.11 1.18 0.09 0.09 88 Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 52% OK

FWD1019665 FMH1018486 FMH1018487 750 33.6 4.40 - 2.10 2.07 1120 9.81 0.006 0.001 1.00E-06 0.6 0.44 2.36 0.19 0.27 269 Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 17% OK

FWD1019666 FMH1018487 FMH1018442 750 11.6 - 4.70 2.07 2.04 387 9.81 0.003 0.003 1.00E-06 1.2 0.44 2.36 0.19 0.51 510 Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 9% OK

FWD1019625 FMH1018442 FMH1018443 750 51.7 4.70 4.36 2.04 1.99 1034 9.81 0.006 0.001 1.00E-06 0.6 0.44 2.36 0.19 0.28 280 Concrete [1] AS A 215.1 445.4 660.5 660.5 2446 6 45.9 16% OK
AS + Catchment A & B FWD1019626 FMH1018443 FMH1018444 750 5.7 4.36 4.47 2.00 1.99 570 9.81 0.006 0.002 1.00E-06 0.9 0.44 2.36 0.19 0.38 378 Concrete [1] AS A B 215.1 445.4 84.8 745.3 745.3 2760 6 51.8 14% OK

Notes:
[1]

[2] Catchment Inflow Factor of 1.0 applied to existing catchments respectively.
[3] According to the existing Drainage Plans obtained from Buildings Department, the outgoing level of the terminal manhole within site is 3.49mPD.
[4] According to DSD Records, the incoming invert level of Manhole FMH1050002 is missing. Therefore, the outgoing level of 2.67mPD is used instead.
[5] According to DSD Records, the incoming invert level of Manhole FMH1050003 is missing. Therefore, the outgoing level of 2.67mPD is used instead.
[6] According to DSD Records, the incoming invert level of Manhole FMH1018490 is missing. Therefore, the outgoing level of 2.50mPD is used instead.
[7]

[8]

[9]

Catchment Sewer Pipe ID
Manhole

Reference
Status

Manhole
Reference

Catchment Carried
Swage from  Catchment (ADWF in

m3/day) including
Catchment Inflow Factor (Cif) [2]

Contributing
Population

Peak Flow
(L/s)

% Capacity
Occupied

AS + Catchment A

13.8

According to DSD Records, both the invert levels of Manhole FMH1018443 is 1.99mPD, which is the same as Manhole FMH1018444 and would cause a flat gradient.
Therefore, the invert levels have been adjusted to 2.00mPD to allow gradient flow.

According to the latest minimum pipe size requirement of Sewerage Manual, an existing Ø150 sewer from FMH1018492 to FMH1018491 will be replaced by a new Ø200mm
concrete sewer pipe.

As the incoming invert level and outgoing level of Manhole FMH1050002 and FMH1050003 are the same, which would result in a flat gradient.  Therefore, Manhole FMH1050002
and FMH1050003 are omitted and Manhole FMH1018491 is assumed to connect with Manhole FMH1018490 directly.  The pipe length from FMH1018491 to FMH1018490 is 13.8m.

According to Table 5 (Recommended roughness values) in Sewerage Manual (Part 1), roughness coefficient for concrete sewer under poor condition is adopted. The ks values for
concrete sewer are 3.0mm for velocities greater than 1.2m/s, otherwise 6.0mm.

[4]

[5]

[6]

[3]

[9]

[8]

[7]

[7]

[7]

[1][1]

[7]
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SIA Report S16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services
(not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F (part) and

M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, N.T.

Appendix 3 Information Extracted from RNTPC Paper No. A/YL/292
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YL 292 

1.2 According to the submission, the proposal will include a reception and one 

classroom within the premises of a total floor area of about 64m2 which is 

intended to accommodate a maximum of 8 students and 2 staff.  The operation 

hours are from 8:30a.m. to 6:00p.m. from Mondays to Fridays, 8:30a.m. to 

1:00p.m. on Saturdays, and there will be no operation on Sundays.  The location 

plan and layout plan submitted by the applicant are at Drawings A-1 and A-2 

respectively. 

 

1.3 In support of the application, the applicant has submitted the following 

documents: 

 

(a) Application form with attachments received 

on 20.4.2022 

 

(Appendix I) 

(b) Further Information (FI) received on 

30.5.2022 

(Appendix Ia) 

 (exempted from the publication and recounting requirements) 

 

 

2. Justifications from the Applicant 

 

The justifications put forth by the applicant in support of the application are detailed 

in the Application Form at Appendix I.  They can be summarised as follows:  

 

(a) New residential developments have attracted new population to the Yuen Long 

Town area in recent years, including young families, and thus there is an 

imminent need for tutorial school services in the area. 

 

(b) The convenient location of the Transport Plaza with existing pedestrian 

connections to the nearby residential areas makes the premises to be a 

favourable location to offer tutorial school services. It is also anticipated that 

no additional traffic will be generated by the proposed tutorial school.  The 

proposed use will not cause any adverse impact to the surrounding as it is 

relatively small in size and aims to serve the local population only. 

 

(c) The proposed use will not cause any adverse impact on the Means of Escape 

and structural stability of the Transport Plaza as it is located on the G/F.  

Lavatories and access for people with disability are also available at the 

proximity of the premises. 

 

 

3. Compliance with the “Owner’s Consent/Notification” Requirements 

 

The applicant is not a “current land owner” but has complied with the requirements as 

set out in the Town Planning Board Guidelines on Satisfying the “Owner’s 

Consent/Notification” Requirements under Sections 12A and 16 of the Town Planning 

Ordinance (TPB PG-No. 31A) by obtaining the consent from the current premises 

owner.  Detailed information would be deposited at the meeting for Members’ 

inspection.  
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EA Report S16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services
(not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F (part) and

M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, N.T.

1

1. INTRODUCTION

1.1 Background

1.1.1 This environmental assessment (EA) is prepared in support of a S.16 planning
application for 3 proposed commercial uses [i.e. `Eating Place', `Shop and Services
(not elsewhere specified)' and `School' (tutorial school only) uses (hereafter referred
to as the “Proposed Uses”)]  to be provided in the existing shopping arcade located at
G/F (part) and M/F of an existing multi-storey car park building named Transport Plaza
at Yuen Long Town Lot No. 348, No. 2 - 6 Fung Cheung Road, Yuen Long (hereafter
referred to as the “Application Premises”).

1.2 The Subject Site and Its Environs

1.2.1 The Application Premises concerns the existing shopping arcade located at G/F (part)
and M/F of an existing building named Transport Plaza (hereafter referred to as the
“Subject Site”), which is currently zoned as “Other Specified Uses (Public Car Park and
Petrol Filling Station with Ground Floor Retail Shops)” (“OU”) under approved Yuen
Long Outline Zoning Plan (OZP) (No. S/YL/25).  This shopping arcade is a small, local
shopping arcade serving mainly the residents of the adjacent housing sites.

1.2.2 The Subject Site abuts a cul-de-sac named Kin Cheung Street along its western
boundary, Kin Lok Street at the southern boundary and Fung Cheung Road at the
eastern boundary which connects to the major carriageway of Castle Peak Road – Yuen
Long  Section  and  the  rest  of  Yuen  Long.  The  surroundings  of  the  Subject  Site  are
predominantly residential in character. Figure 1 shows the location of the Subject
Site and its environment.

1.3 The Proposed Development

1.3.1 It is noteworthy that all the 3 proposed commercial uses are actually permitted
within the existing shopping arcade at present.  However, their locations so
permitted are rather constrained or isolated due to the relevant OZP restriction and
the relevant planning approvals granted in different years for different parts of the
same shopping arcade  [e.g. ‘Shop & Service’ use always permitted on the whole G/F
of the existing shopping arcade, ‘Eating Place’ / restaurant use approved for the whole
M/F and part of G/F of the shopping arcade under Application No. A/YL/5, and ‘School’
(tutorial  school  only)  approved  for  part  of  G/F  of  the  arcade  under  Application  No.
A/YL/292].

1.3.2 By taking the opportunity of the upcoming holistic renovation works for the shopping
arcade which is aged over 30, the Applicant proposes to enhance the flexibility and
variety of the commercial provisions in this Application Premises to better serve the
local community.  A planning application is therefore prepared to seek a broad-brush
approval from TPB for provision of these 3 permitted commercial uses on both G/F &
M/F of the existing shopping arcade instead of on a particular floor or particular shop
within the shopping arcade.  The Proposed Development actually only concerns the
flexibility required under the upcoming renovation works for the change in the mix of
the 3 commercial uses currently permitted in different parts of the existing shopping
arcade.  There will be no increase in the GFA of the existing shopping arcade due to
this S.16 application.  There will also be no change in the building bulk, the total NGFA
(i.e. not more than 28,709m² or plot ratio of not more than 9.5) or the building height
(i.e.  12 storeys) of  the existing Transport  Plaza due to the application. Table 1.1
shows the comparison of floor use for existing and renovated shopping arcade.  The
indicative floor plans of the Application Premises are shown in Appendix 1.

1.3.3 The tentative completion year is 2023.
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Table 2.2 Guidelines on Usage of Open Space Site

Pollution
Source

Parameter
Buffer

Distance
Permitted Uses

Road and
Highways

Type of Road

Trunk Road
and Primary
Distributor

>20 m Active and passive recreational uses

3 – 20 m Passive recreational uses

<3 m Amenity areas

District
Distributor

>10 m Active and passive recreational uses

<10 m Passive recreational uses

Local
Distributor

>5 m Active and passive recreational uses

<5 m Passive recreational uses

Under
Flyovers

Passive recreational uses

Industrial Areas

Difference in Height between Industrial Chimney Exit and the Site

<20 m
>200 m Active and passive recreational uses

5 – 200 m Passive recreational uses

20 – 30 m (*)
>100 m Active and passive recreational uses

5 – 100 m Passive recreational uses

30 – 40 m
>50 m Active and passive recreational uses

5 – 50m Passive recreational uses

>40 m >10 m Active and passive recreational uses

Construction and
Earth Moving

Activities
-

<50 m Passive recreational uses

>50 m Active and passive recreational uses

Note:
(1) 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.

(2) 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.

(3) The guidelines are generally applicable to major industrial areas but NOT individual large
industrial establishment which are likely to be significant air pollution sources. Consult
EPD when planning open spaces close to such establishments.

(4) Amenity areas are permitted in any situation.

2.3 Impact of Vehicular Emission

2.3.1 The Subject Site is bounded by Fung Cheung Street from the east, Kin Lok Street from
the south and Kin Cheung Street from the west.  According to the traffic census 2021
issued by Transport Department (TD), Fung Cheung Road is classified as “District
Distributor” (DD) while Kin Lok Street and Kin Cheung Street are the local road and
they are considered to classify as “Local Distributor” (LD).

2.3.2 According to the Table 3.1 of the Chapter 9 (Environment) of the HKPSG, there is a
recommended buffer distance on vehicular emission in relation to different types of
road.   The  recommended  buffer  distance  for  “LD”  and  “DD’  are  5m  and  10m,
respectively.

2.3.3 Figure 2 shows the buffer  distance between the Subject  Site and kerb side of  the
nearest carriageways.  As shown in Figure 2, a small portion along the southern side
of Subject Site falls within the buffer zone.  It is confirmed that there is no air-sensitive
uses including openable window, fresh air intake and recreational uses located within
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4. OVERALL CONCLUSION
4.1.1 This environmental assessment (EA) has been carried out to examine the potential

impacts (e.g. air quality, fixed noise, and land contamination) of the 3 proposed
commercial uses  [i.e. `Eating Place', `Shop and Services (not elsewhere specified)'
and `School' (tutorial school only) uses]  in the existing shopping arcade (Application
Premises) located on G/F (part) and M/F of Transport Plaza at Yuen Long Town Lot No.
348, No. 2 - 6 Fung Cheung Road, Yuen Long.

4.1.2 It is noteworthy that all the 3 proposed commercial uses are actually permitted within
the existing shopping arcade at present.  However, their locations so permitted are
rather constrained or isolated due to the relevant OZP restriction and the relevant
planning approvals granted in different years for different parts of the same shopping
arcade  [e.g. ‘Shop & Service’ use always permitted on the whole G/F of the existing
shopping arcade, ‘Eating Place’ / restaurant use approved for the whole M/F and part
of  G/F  of  the  shopping  arcade  under  Application  No.  A/YL/5,  and  ‘School’  (tutorial
school only) approved for part of G/F of the arcade under Application No. A/YL/292].
By taking the opportunity of the upcoming holistic renovation works for the shopping
arcade which is aged over 30, a planning application is therefore prepared to seek a
broad-brush approval from TPB for provision of these 3 permitted commercial uses on
both G/F & M/F of  the existing shopping arcade so that  flexibility  would be allowed
under the renovation works for change in the mix of the 3 commercial uses within this
small local shopping arcade.  There will be no increase in the GFA of the existing
shopping arcade due to this S.16 application.  There will also be no change in the total
NGFA or building height of the existing Transport Plaza due to the application.

Air Quality

4.1.3 A small portion along the southern side of Subject Site falls within the buffer zone.  It
is confirmed that there is no air-sensitive uses including openable window, fresh air
intake and recreational uses located within the buffer zone for the existing shopping
arcade  /  Application  Premises  to  meet  the  requirement  for  air  quality  as  stipulated
under the HKPSG.  As such, it will not subject to adverse vehicular emission impact.

4.1.4 There was no chimney, or industrial activities identified within 200m from the Subject
Site. As such, it is anticipated that the Application Premises would not be subject to
adverse industrial emission impact.

Fixed Nosie

4.1.5 The existing shopping arcade is and will continue to be equipped with central air-
conditioning system and would not rely on openable windows for ventilation.
Therefore, the Proposed Uses within the Application Premises would not be considered
as an NSR and the future occupants would not be subject to any adverse noise impact.

4.1.6 At this planning stage, there is no information on the addition of fixed noise sources
(if any) at the Subject Site.  However, the future fixed noise sources would be designed
and installed to meet the relevant noise criteria in the HKPSG.

Land Contamination

4.1.7 The current planning application actually only concerns the flexibility required for
provision of the 3 commercial uses on both floors of the existing shopping arcade.  The
existing uses outside the shopping arcade (e.g. the existing ground floor PFS) would
be unaffected by the application.  There will be no excavation works carried out and
no change in the building bulk, total NGFA or building height of the existing Transport
Plaza due to the Proposed Development under the current proposal.  Therefore, land
contamination issue should not be a concern for the Project and study of land
contamination is not required.
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1. INTRODUCTION 

1.1 Background 

1.1.1 This planning application is submitted to the Town Planning Board (the Board) under Section 
16 of the Town Planning Ordinance (the Ordinance) (CAP. 131) in support of the 3 proposed 
commercial uses  [i.e. ‘Eating Place’, ‘Shop & Services (not elsewhere specified)’ and ‘School’ 
(tutorial school only) uses  (hereafter referred to as the “Proposed Development”)]  in the 
existing shopping arcade (hereafter referred to as the “Application Premises”) located on G/F 
(part) and M/F of Transport Plaza at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, 
Yuen Long.  The location of the Application Premises is in Figure 1.1. 

1.1.2 Transport Plaza is an existing building completed in 1988.  It falls within an ‘Other Specified 
Uses’ annotated ‘Public Car Park and Petrol Filling Station with Ground Floor Retail Shops’ (i.e. 
“OU(PCP & PFS w/GFRS”) zone under the Approved Yuen Long Outline Zoning Plan (OZP) No. 
S/YL/25.  Currently, the building is functionally separated into two main portions – the lowest 
two floors (i.e. G/F & M/F) mainly serving as a small, neighbourhood shopping arcade plus a 
ground floor PFS, whereas 1/F and the floors above serving as public vehicle park (PVP). 

1.1.3 The proposed ‘Shop & Services’ use is always permitted on G/F of the existing shopping arcade, 
whereas the other 2 proposed commercial uses – ‘Eating Place’ and ‘School’ (tutorial school 
only) uses are also permitted on part of G/F & M/F, and part of G/F of the same shopping 
arcade respectively under the relevant S.16 planning applications (A/YL/5 and A/YL/292 
respectively).  In other words, all the 3 proposed commercial uses are currently permitted in 
the existing shopping arcade.  However, their locations so permitted within the shopping 
arcade are rather constrained or isolated due to the relevant OZP restriction and the previous 
planning permissions granted under separate planning applications which were submitted in 
different years for different parts of the same shopping arcade. 

1.1.4 By taking the opportunity of the upcoming renovation works for the existing shopping arcade 
which is aged over 30, the Applicant proposes to enhance the flexibility and variety of the 
commercial provisions in this shopping arcade to better serve the local community.  A planning 
application is therefore prepared to seek a broad-brush approval from TPB for provision of the 
said 3 permitted commercial uses on both G/F & M/F of the existing shopping arcade so that 
flexibility would be allowed for the renovation works and interior design in terms of the re-
sizing, re-configuration and redistribution of the shops to accommodate these 3 permitted 
commercial uses on both floors of the existing shopping arcade. 

1.1.5 The Traffic Impact Assessment (TIA) is prepared to examine the potential traffic impact of the 
3 proposed commercial uses in the existing shopping arcade on the local road network. 
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1.2 Study Objectives 

1.2.1 The main objectives of the study are as follows: 

• To examine the existing baseline traffic conditions by junction performance of the adjacent 
road network with the vacated shopping arcade under renovation; 

• To estimate the provision of internal transport facilities and the likely traffic generated by 
the Proposed Development; 

• To forecast future traffic flows in the vicinity of the site for the design year; 

• To assess the impacts of traffic generated by the Proposed Development on the adjacent 
road network and to recommend any improvement measures to alleviate the foreseeable 
traffic problem on the local road network, if necessary. 

1.3 Structure of the Report 

1.3.1 Following this introductory chapter, there are five further chapters. 

1.3.2 Chapter 2 – Existing Traffic Conditions, which describes the existing transport context in the 
vicinity of the Application Premises, including the traffic conditions by junction performance. 

1.3.3 Chapter 3 – The Proposed Development, which briefs the planning parameters of the 
Proposed Development, including the access arrangements and internal transport provision.  

1.3.4 Chapter 4 – Future Traffic Conditions, which presents the traffic forecasting methodology and 
estimates the future traffic conditions with the potential traffic generation and attraction of 
the Proposed Uses. 

1.3.5 Chapter 5 – Traffic Impact Assessment, which presents the potential traffic impacts in terms 
of junction performance in the future design year. Recommendation of improvement 
measures will be included if necessary. 

1.3.6 Chapter 6 – Summary and Conclusion, which summarises the findings of the study and 
presents the conclusion regarding the traffic issues of the Proposed Uses.  
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2. EXISTING TRAFFIC CONDITIONS  

2.1 Existing Road Network 

2.1.1 The existing building of Transport Plaza in Yuen Long is a multi-storey carpark with ‘Eating 
Places’ and ‘Shop & Services’ at G/F and M/F. 

2.1.2 A petrol filling station (PFS) is located at G/F to the south of the Subject Site abutting Kin Lok 
Street and Kin Cheung Street. 

2.1.3 The existing road network in the vicinity is shown in Figure 2.1, which comprises the following: 

• Fung Cheung Road;  
• Kin Lok Street; and 
• Kin Cheung Street 

2.1.4 Fung Cheung Road is a single 2-lane carriageway running in the north-south direction. The local 
distributor connects to Castle Peak Road – Yuen Long for Yuen Long Town in the north, and 
intersects with Fung Ki Road/ Ma Tong Road for Shap Pat Heung in the south. 

2.1.5 Kin Lok Street is a rural feeder road serving the local traffic in east-west direction. The single 
2-lane carriageway intersects with Fung Cheung Road in a form of priority junction near the 
Application Premises. 

2.1.6 Kin Cheung Road is a local access road with the vehicular access for the multi-storey carpark 
at the end of cul-de-sac. The single 2-lane carriageway forms a priority junction at Kin Lok 
Street to the southwest of the Application Premises.  

2.2 Existing Junction Performance 

2.2.1 The critical junctions identified for traffic impact assessment due to the proposed amendment 
of uses are listed in Table 2.1 below:  

Table 2.1  Identified Critical Junctions for Assessment 

Ref. Junction Type Figure No. 

A Kin Lok Street / Kin Cheung Street  Priority Figure 2.2 

B Kin Lok Street / Fung Cheung Road / Fung Yau Street North Priority Figure 2.2 

C Fung Cheung Road / Castle Peak Road – Yuen Long Signal Figure 2.3 

D Kin Lok Street / Yau San Street Priority Figure 2.4 

2.2.2 The locations of the above junctions are illustrated in Figure 2.1.  The existing junction layout 
and corresponding traffic arrangements are shown in Figures 2.2 to 2.4. 

2.2.3 In order to appraise the existing traffic conditions of these junctions, a traffic survey in form of 
manual classified count was conducted at a typical weekday in September 2022. The Year 2022 
peak hour traffic flows are shown in Figure 2.5. 
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2.2.4 With consideration of the outbreak of COVID-19 and the regulations of group gathering (Cap. 
599G), the observed traffic flows in 2022 have been reviewed against the past survey records, 
among which the traffic volumes and pattern are appeared to be comparable. 

2.2.5 Operational performance of the critical junctions have been assessed in accordance with the 
existing traffic flows and the results are summarised in Table 2.2 below.   

2.2.6 All critical junctions in the vicinity are currently operating within capacities. Details of junction 
assessment are enclosed in the Annex A. 

Table 2.2  Operational Performance of Critical Junctions in 2022 

Ref. Junction Type RC(1)/ 
DFC(2) 

SEP 2022 

AM Peak AM Peak 

A Kin Lok Street / Kin Cheung Street  Priority DFC 0.14 0.12 

B Kin Lok Street / Fung Cheung Road / 
Fung Yau Street North Priority DFC 0.73 0.73 

C Fung Cheung Road / Castle Peak Road – 
Yuen Long Signal RC 36% 50% 

D Kin Lok Street / Yau San Street Priority DFC 0.14 0.15 

 Notes: 
(1) RC = Reserve Capacity;  (2)  DFC = Design Flow/Capacity  

2.3 Public Transport Services 

2.3.1 The major public transport corridor along Castle Peak Road – Yuen Long is within walking  
distance from the Subject Site, which is well served by the LRT Stop near Tai Tong Road, as well 
as the bus stops near Kuk Ting Street (Bus Stop A) and Yau San Street (Bus Stop B). 

2.3.2 Numerous bus and GMB routes are also available along Fung Cheung Road, with on-street bus 
stops near Fung Ting Court (Bus Stop C) and Hop Yick Road (Bus Stop D), as well as a bus 
terminus (Bus Stop E) to the east of the Subject Site. 

2.3.3 It is also understood that the existing footbridge system across Castle Peak Road – Yuen Long 
will be enhanced with a direct connection to Yuen Long MTR Station, which is currently under 
construction with anticipated completion by 2023. 

2.3.4 The existing public transport services in the vicinity of Subject Site are indicated on Drawing 
2.6 and summarised Table 2.3 below. 
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Table 2.3  Existing Public Transport Services in the Vicinity 
Bus Route Destinations Stop (1) 

KMB 53 Yuen Long (Yoho Mall) Tsuen Wan (Nina Tower) (A) (B) 
KMB 54 Yuen Long (West) Sheung Tsuen (A) (B) 

KMB 64K Yuen Long (West) Tai Po Market Station (A) (B) 
KMB 64X Yuen Long (West) Hong Kong Science Park (A)  
KMB 68E Yuen Long Park Tsing Yi Station (C) (D) 
KMB 68F Yuen Long Park Park Yoho (C) (D) 
KMB 68M Yuen Long (West) Tsuen Wan Station (A) (B) 
KMB 68X Hung Shui Kiu (Hung Fuk Estate) Mong Kong (Park Avenue) (A) (B) 
KMB 76K Long Ping Estate Sheung Shui (Ching Ho) (A) (B) 
KMB 77K Yuen Long (Fung Cheung Road) Sheung Shui (E) 

KMB 264R Tin Shui Wai (Tin Yiu Estate) Tai Po Market Station (A) (B) 
KMB 265S Tin Shui Wai Town Centre Tai Po Industrial Estate (A) 
KMB 268B Long Ping Station Hung Hom (Hung Luen Road) (A) (B) 
KMB 268C Long Ping Station Kwun Tong Ferry (A) (B) 
KMB 268P Yuen Long (Ma Wang Road) Kwun Tong Ferry (A) (B) 
KMB 268X Hung Shui Kiu (Hung Fuk Estate) Jordan (West Kowloon Station) (A) (B) 
KMB 269D Tin Fu Lek Yuen (A) (B) 
KMB 276 Tin Tsz Sheung Shui (A) (B) 

KMB 276C Tin Shui Wai Station Fanling (Cheung Wah) (A) (B) 
KMB 276P Tin Shui Wai Station Sheung Shui (A) (B) 
KMB 968 Yuen Long (West) Causeway Bay (Tin Hau) (A) (B) 

KMB 968X Yuen Long (Tak Yip Street) Quarry Bay (King’s Road) (A) (B) 
KMB P968 Yuen Long (West) Causeway Bay (Tin Hau) (A) (B) 

KMB B1 Tin Tsz Lok Ma Chau Station (A) (B) 
NLB B2 Yuen Long Station Shenzhen Bay Port (A) (B) 

LWB A36 Kam Sheung Road Station Airport (A) (B) 
LWB E36 Pat Heung Road Airport (A) (B) 

LWB E36S Yuen Long (Ma Wang Road) Airport (A) (B) 
MTR K65 Yuen Long Station Lau Fau Shan (A) (B) 

NR945 Yuen Long (Fung Cheung Road) North Point (E) 

GMB Route Destinations Stop (1) 

GMB 36 Yuen Long (Fook Hong Street) Tai Shang Wai (A) (B) 
GMB 37 Yuen Long (Fook Hong Street) Yau Tam Mei (A) (B) 
GMB 38 Yuen Long (Fook Hong Street) Ha Chuk Yuen (A) (B) 
GMB 39 Yuen Long (Fung Cheung Road) Kung Um (E) 
GMB 71 Yuen Long (Tai Hang Street) Shek Wu Tong (Ho Pui) (B) 
GMB 72 Yuen Long (Tai Hang Street) Lui Kung Tin (B) 
GMB 75 Yuen Long (Fook Hong Street) Ha Wan Tsuen (A) (B) 
GMB 76 Yuen Long (Fook Hong Street) Siu Hum Tsuen (A) (B) 

GMB 601 Yuen Long (Fung Cheung Road) Pak Wai Tsuen (B) (E) 
GMB 601C Yuen Long (Fung Cheung Road) Kam Sheung Road Station (B) (E) 
GMB 602 Yuen Long (Fung Cheung Road) Tai Kong Po (B) (E) 
GMB 603 Yuen Long (Fung Cheung Road) Fung Kat Heung (B) (E) 
GMB 604 Yuen Long (Fung Cheung Road) Shan Ha Tsuen (E) 
GMB 608 Yuen Long (Fung Cheung Road) Wang Toi Shan (Pat Heung) (B) (E) 
GMB 609 Yuen Long Stadium Pok Oi Hospital (A) (B) 

GMB 609S Yuen Long Station Long Shin Estate (B) 
GMB 623 Yuen Long (Fung Cheung Road) Kong Tau Tsuen (E) 

Note (1): 
Stop (A): Kuk Ting Street (Castle Peak Road eastbound);   Stop (B): Yau San Street (Castle Peak Road westbound); 
Stop (C): Fung Ting Court (Fung Cheung Road northbound); Stop (D): Hop Yick Road (Fung Cheung Road southbound); 
Stop (E): Fung Cheung Road Bus Terminus 
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2.4 Existing Pedestrian Conditions 

2.4.1 The major pedestrian movements are identified along footpaths of Kin Lok Street (P1) and Fung 
Cheung Road (P2). Pedestrian surveys were conducted to establish the current pedestrian 
demand in the vicinity of the Subject Site as summarised in Table 2.4.  

Table 2.4  Existing Pedestrian Conditions in 2022 

Index Location 
Actual  
Width 

(m) 

Effective 
Width 
(m)(1) 

AM Peak PM Peak 
Ped Flow 
(Ped/min) 

Flow Rate 
(Ped/min/m) LOS(2) Ped Flow 

(Ped/min) 
Flow Rate 

(Ped/min/m) LOS(2) 

P1 Kin Lok Street 2.5 1.5 3.0 2.0 A 3.9 2.6 A 

P2 Fung Cheung Road 5.0 4.0 10.0 2.5 A 9.3 2.3 A 

Notes: 
(1) Effective width is derived by excluding the dead widths of the existing railings (0.5m) and building edge (0.5m) on each side in 
the “Through Zone” respectively. 
(2) In general, LOS C is desirable for most design at streets with dominant ‘living’ pedestrian activities. 

• LOS A: Flow Rate <16 Ped/min/m; 
• LOS B: Flow Rate = 16-23 Ped/min/m 
• LOS C: Flow Rate = 23-33 Ped/min/m 

2.4.2 Based on the Level-of-Service (“LOS”) criteria as stipulated in TPDM Volume 6 Chapter 10.5.2,  
the existing pedestrian conditions of nearby footpaths are excellent with “LOS A”. 
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3. THE PROPOSED DEVELOPMENT 

3.1 Planned Development Schedule  

3.1.1 The shopping arcade on G/F and M/F is currently under renovation since July 2022. The 
proposed 3 commercial uses  [i.e. ‘Shop & Services’, ‘Eating Place’ and ‘School’ (tutorial school 
only)] were individually permitted within the Application Premises under formerly approved 
S16 planning applications.   

3.1.2 To enhance the flexibility and variety of the commercial provisions in the subject shopping 
arcade, a planning application is prepared to seek for a broad-brush approval from TPB for the 
3 commercial uses [i.e. ‘Eating Place’, ‘Shop & Services (not elsewhere specified)’ and ‘School’ 
(tutorial school only)] for the Application Premises. 

3.1.3 There will be no change to the total GFA of the existing shopping arcade due to the current 
planning application for flexibility to reallocate / redistribute the 3 permitted commercial uses 
within the 2 floors of the shopping arcade.  The indicative floor plans of G/F and M/F are shown 
in Figure 3.1. 

3.1.4 The existing uses and GFA outside the Application Premises, including of the Petrol Filling 
Station (PFS) on G/F and multi-storey car park for private cars, light vans and goods vehicles 
on 1/F to 10/F will be maintained unchanged. The overall GFA of the entire site will be the 
same as the existing (i.e. about 28,709m2) and in compliance with the statutory plot ratio 
restriction of no more than 9.5 under the OZP. 

3.1.5 The details of development parameters are summarised in Table 3.1 below. 

Table 3.1  Indicative Development Schedule 
Planning Parameters Existing / Permitted Uses Proposed Uses (After Renovation) 
Lot Area  
(YLTL No. 348) Approx. 3,022 m2 

Maximum Plot Ratio Not more than 9.5 
Maximum  
Non-Domestic GFA 

Not more than 28,709 m2
 (for entire lot) 

Including approx. 4,044 m2 (for Application Premises on G/F and M/F only)  

Floor  Existing / Permitted Uses Proposed Uses (After Renovation) 
G/F 
(Outside Application 
Premises) 

Petrol Filling Station and a Shop  
(fronting Kin Lok Street)  
(NO CHANGE) 

G/F 
(Within Application 
Premises) 

Commercial Uses (Approx. 2,098m2) 
• Shop & Services  
• Eating Place (1) 
• School (tutorial school only) (2) 

Commercial Uses (Approx. 2,098m2) 
• Shop & Services  
• Eating Place 
• School (tutorial school only) 

M/F 
(Within Application 
Premises) 

Commercial Uses (Approx. 1,946m2) 
• Eating Place (1) 
 

Commercial Uses (Approx. 1,946m2) 
• Shop & Services  
• Eating Place 
• School (tutorial school only) 

1/F to 10/F 
(Outside Application 
Premises) 

Multi-Storey Car Park 
(NO CHANGE) 

Notes:  (1) Approved under Application No. A/YL/5 
 (2) Approved under Application No. A/YL/292 
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3.2 Provisions of Internal Transport Facilities 

3.2.1 The multi-storey carpark in the existing Transport Plaza currently provides a total of 880 
parking spaces, including 780 for private cars and light vans and 100 for goods vehicles. 

3.2.2 The current provision is more than the lease conditions, which requires a minimum of 665 
parking spaces for private cars and light vans and 100 parking spaces for goods vehicles 
respectively. 

3.2.3 According to the latest data record, the parking and loading spaces in the existing Transport 
Plaza are relatively under-utilised with a peak occupancy below 75%. There are at least 220 
spare spaces to cope with the parking and loading demand by the proposed uses. 

3.2.4 There will be no change in GFA of shopping arcade in the Application Premises (G/F and M/F) 
before and after renovation, thus the parking provision would still comply with the lease 
conditions.  
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4. FUTURE TRAFFIC CONDITIONS 

4.1 Design Year 

4.1.1 The scheduled completion year is anticipated to be 2023-2024. For a conservative approach, 
year 2027 is adopted to be the design year, which is 3 years upon the latter completion year.  

4.2 Reference Traffic Forecasts  

Future Transport Context 

4.2.1 It is understood that there is a comprehensive development site under construction near Yuen 
Long MTR Station, which is anticipated to be completed by 2023 with enhanced footbridge 
connections to the Subject Site across Castle Peak Road – Yuen Long. 

4.2.2 For the conservative approach, it is assumed that road network in the vicinity of the existing 
car park building will remain the same as per the existing arrangement for assessment purpose. 

4.2.3 The reference traffic flows for the design year (without the Proposed Development) would be 
derived from the expected growth of traffic in the area with reference to the historical growth 
trend and planning data. 

Historical Growth Trend 

4.2.4 The Transport Department has traffic count stations in the vicinity of the Subject Site. The past 
six years traffic counts reported in the Annual Traffic Census (ATC) for the relevant stations are 
summarised in Table 4.1. 

Table 4.1  ATC Counting Station Records in the Local Area  

ATC 
Station 

No. 

Road 
Name From  To 

Average Annual Daily Traffic (A.A.D.T) (1) 
Annual 
Growth 

(2) 

2015 2016 2017 2018 2019 2020 2021 2015-
2021 

5019 
Castle Peak 
Rd - Yuen 
Long 

Yuen Long 
On Lok Rd 

Kam Tin 
Rd 34,380 31,990 30,040 29,300 30,160 27,640 29,600 -2.6% 

5233 Fung 
Cheung Rd 

Castle Peak 
Rd - Yuen 
Long 

Hop Yick 
Rd 25,240* 26,290* 25,580* 24,600 24,280 23,280* 24,210* -1.5% 

5440 
Castle Peak 
Rd - Yuen 
Long 

Fung 
Cheung Rd 

Yuen 
Long On 
Lok Rd 

43,320 45,120* 44,420* 45,510* 45,570 45,860 47,700 1.2% 

5711 Shap Pat 
Heung Rd 

Shap Pat 
Heung INT 

Tai Tong 
Rd 23,020 21,960 21,810* 22,500* 23,400* 26,860 29,360 4.4% 

6030 Hop Yick 
Rd 

Fung 
Cheung Ro 

Tai Tong 
Rd 10,950* 11,400* 10,210 10,340 10,260* 9,840* 10,230* -1.7% 

Overall 136,910 136,760 132,060 132,250 133,670 133,480 141,100 0.2% 

Note: (1) * denotes AADT estimated by Growth Factor in Annual Traffic Census (ATC); 
(2) The best-fitted growth is adopted by an exponential trend line (i.e. y = b * mx) by regression analysis; 
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4.2.5 As indicated in Table 4.1, the traffic pattern in the area shows a marginal increment between 
2015 and 2021. The historical traffic growth between 2015 and 2021 is represented by a 
positive rate of +0.2% per annum.  

Population Projection in the Vicinity Area in terms of Tertiary Planning Unit (TPU) 

4.2.6 With reference to the Population Distribution Projections published by Planning Department 
dated March 2021, of which the latest Census and Statistics Department’s projections of 
territorial population released in September 2020 was adopted as the control totals, the 
population projection for 2021-2026 in Yuen Long Town Centre are reviewed in Table 4.2. 

Table 4.2  Population Distribution Projection in terms of Tertiary Planning Unit (TPU) 

New Towns / Other Areas 
in the New Territories 

Population(1) 

Year 2021 Year 2026 

Yuen Long New Town 169,700 166,900 

Average Growth (p.a.) 2021-2026 -0.3%  
Notes:  
(1) Population refers to Table 2 in “Projections of Population Distribution” published by Planning Department dated March 2021 

4.2.7 The population projection in Yuen Long Town Centre is anticipated with a declining trend 
between 2021 and 2026, which is represented by a negative rate of -0.3% per annum. 

Adopted Growth Rate 

4.2.8 In view of the marginal variations among both historical traffic data and future population 
projection, there is no clear indication for an apparent future traffic growth.  

4.2.9 For a conservative approach, the nominal growth rate of +0.5% per annum is adopted for the 
purpose of this study between years 2022 and 2027. 

4.2.10 The anticipated 2027 reference traffic flows, as presented in Figure 4.1 can be derived by the 
equation below: 

2027 Reference Flows  = 2022 Observed Flows (with Application Premises under renovation) 
x Growth Factor of 0.5% p.a. for 5 years 
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4.3 Development Traffic Generation  

4.3.1 The shopping arcade on G/F and M/F is currently under renovation, such that the Application 
Premises have been effectively vacated since July 2022. 

4.3.2 With reference to Transport and Planning Design Manual (T.P.D.M.) Volume 1 Chapter 3, the 
trip rates adopted for assessment are extracted in Table 4.3 below. 

Table 4.3  Adopted Trip Rates for the Proposed Development 

Adopted Trip Rates (pcu/hr) AM Peak PM Peak 
Development Parameters Level Generation Attraction Generation Attraction 

Proposed Commercial Uses at G/F and M/F 

Retail / Shopping Complex 
(per 100 sqm GFA) 

Upper  0.3307 0.3342 0.3839 0.4504 
Mean 0.2296 0.2434 0.3100 0.3563 
Lower 0.1285 0.1525 0.2360 0.2622 

 Source:  TPDM 2021, Volume 1 Chapter 3, Appendix 1, Annex C, Table 1 

4.3.3 The number of trips generated by the proposed commercial uses are derived as summarised 
in Table 4.4 below. 

With Proposed Commercial Uses After Renovation 

Table 4.4  Net Traffic Generations of the Proposed Development 
Estimated Number of Trips (pcu/hr) AM Peak PM Peak 

Land Use GFA (m2) TPDM Trip Rate Generation Attraction Generation Attraction 

Proposed Commercial Uses at G/F and M/F 

Commercial 4,044m2 

Retail (Upper) 13 14 16 18 
Retail (Mean) 9 10 13 14 
Retail (Lower) 5 6 10 11 

Adopted(1) 10 10 15 15 
Notes: 
(1) The estimated no. of trips were rounded to the nearest 5. 

4.3.4 In view of the scale of commercial GFA (approx. 4,044m2) for the Application Premises, the 
adopted traffic generation and attraction by the proposed commercial uses are very minimal.  

4.3.5 Nevertheless, there is no change in the total GFA in the Application Premises (G/F and M/F) 
before and after renovation. The performance of the identified junctions are unlikely affected 
by the proposed uses.   

4.4 Design Traffic Forecasts 

4.4.1 By superimposing the above development traffic flows and the 2027 reference traffic forecast 
(without Proposed Amendment), the design traffic forecasts in 2027 can be derived as below: 

2027 Design Flows  = 2027 Reference Flows + Traffic by the Proposed Commercial Uses  

4.4.2 The 2027 AM and PM peak design traffic forecasts (with Proposed Commercial Uses) are 
presented in Figure 4.2. 
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5. TRAFFIC IMPACT ASSESSMENT 

5.1 Operational Assessment 

5.1.1 The existing layouts will be adopted in design year 2027 for the operational assessments of the 
critical junctions were summarised in Table 5.1. 

Table 5.1  Layout and Arrangement of Critical Junctions in 2027 

Ref. Junction Type Layout Figure No. 

A Kin Lok Street / Kin Cheung Street  Priority Existing Figure 2.2 

B Kin Lok Street / Fung Cheung Road / Fung Yau Street North Priority Existing Figure 2.2 

C Fung Cheung Road / Castle Peak Road – Yuen Long Signal Existing Figure 2.3 

D Kin Lok Street / Yau San Street Priority Existing Figure 2.4 

5.1.2 To assess the traffic impact due to the Proposed Amendment, capacity analysis of the 
identified critical junctions in the study area for both reference and design scenarios in year 
2027 has been carried out.  The results are summarised and presented in Table 5.2. 

Table 5.2  Operational Performance of Critical Junctions in 2027 

Ref. Junction Type RC (1)/ 
DFC (2) 

Operational Performance 
Reference 2027 

(Without Application 
Premises) 

Design 2027 
(With Proposed 

Commercial Uses) 
AM Peak PM Peak AM Peak PM Peak 

A Kin Lok Street / Kin 
Cheung Street  Priority DFC 0.14 0.12 0.16 0.15 

B 
Kin Lok Street / Fung 
Cheung Road / Fung 
Yau Street North 

Priority DFC 0.75 0.75 0.76 0.77 

C 
Fung Cheung Road / 
Castle Peak Road – 
Yuen Long 

Signal RC 33% 46% 32%  45% 

D Kin Lok Street / Yau 
San Street Priority DFC 0.14 0.15 0.15 0.16 

 Notes:  
(1) RC = Reserve Capacity;  
(2) DFC = Design Flow/Capacity  

5.1.3 For the design scenario in Year 2027, all identified junctions will be operating with ample 
capacity with RFC less than 0.85.  

5.1.4 With the minimal traffic generation/ attraction and redistribution of traffic pattern by the 
proposed uses, the performance of the identified junctions and nearby footpaths are expected 
to have the similar results between Reference scenario and Design scenario.  

5.1.5 Nevertheless, it can be concluded that the proposed uses would not cause any adverse traffic 
impact to the local road network from a traffic point of view. 
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6. SUMMARY AND CONCLUSION  

6.1 Summary 

Planning Background 

6.1.1 This TIA is prepared in support of a S.16 planning application for the 3 proposed commercial 
uses  [i.e. ‘Eating Place’, ‘Shop & Services (not elsewhere specified)’ and ‘School’ (tutorial 
school only) uses  (hereafter referred to as the “Proposed Development”)]  in the existing 
shopping arcade (hereafter referred to as the “Application Premises”) located on G/F (part) 
and M/F of Transport Plaza at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen 
Long. 

6.1.2 All the 3 proposed commercial uses are in fact currently permitted in the existing shopping 
arcade / Application Premises.  However, their locations so permitted within the shopping 
arcade are rather constrained or isolated due to the relevant OZP restriction and the previous 
planning permissions granted under separate planning applications which were submitted in 
different years for different parts of the same shopping arcade. 

6.1.3 By taking the opportunity of the upcoming renovation works for the existing shopping arcade 
which is aged over 30, the Applicant proposes to enhance the flexibility and variety of the 
commercial provisions in this shopping arcade to better serve the local community.  A planning 
application is therefore prepared to seek a broad-brush approval from TPB for provision of the 
said 3 permitted commercial uses on both G/F & M/F of the existing shopping arcade so that 
flexibility would be allowed for the renovation works and interior design in terms of the re-
sizing, re-configuration and redistribution of the shops to accommodate these 3 permitted 
commercial uses on both floors of the existing shopping arcade. 

6.1.4 The current S.16 application concerns only the existing shopping arcade.  There will be no 
change in the total GFA of the shopping arcade to accommodate the 3 proposed (or actually 
individually permitted) commercial uses.  The existing uses and GFA outside the shopping 
arcade (including the PFS on G/F and the multi-storey car park on 1/F and the floors above) 
will remain unchanged. 

Internal Transport Facilities 

6.1.5 The multi-storey carpark in the existing Transport Plaza currently provides a total of 880 
parking spaces, including 780 for private cars and light vans and 100 for goods vehicles. 
According to the latest data record, the parking and loading spaces in the existing multi-storey 
carpark are relatively under-utilised with a peak occupancy below 75%. There are at least 220 
spare spaces to cope with the parking and loading demand by the proposed uses. 

6.1.6 Since GFA of shopping arcade in the Application Premises (G/F and M/F) before and after 
renovation will remain unchanged, thus the parking provision would still comply with the lease 
conditions. 
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Traffic Impact Assessment for the Proposed Uses 

6.1.7 The scheduled completion year of the renovation works is anticipated to be 2023-2024.  For a 
conservative approach, year 2027 is adopted to be the design year, which is 3 years upon the 
completion year. 

6.1.8 The existing shopping arcade on G/F and M/F is currently under renovation, such that the 
Application Premises have been effectively vacated since July 2022. 

6.1.9 In view of the small scale of the existing local shopping arcade / Application Premises (with a 
total commercial GFA of only about 4,044 m²), which mainly serves the residents of the 
adjacent residential developments, the adopted traffic generation and attraction by the 3 
proposed commercial uses within this shopping arcade are very minimal.  Since there will be 
no change in the total GFA of the existing shopping arcade before and after renovation, the 
performance of the identified junctions and footpaths are unlikely affected by the proposed 
uses. 

6.2 Conclusion 

6.2.1 The current S.16 application concerns only the existing shopping arcade.  All the 3 proposed 
commercial uses within the arcade / Application Premises are in fact permitted under the 
relevant OZP and the previous planning applications approved in different years for different 
parts of the same shopping arcade.  The current planning application is to allow design 
flexibility for the upcoming renovation works and interior design in re-sizing, re-configuration 
and redistribution of the shops to accommodate all the 3 permitted commercial uses on both 
floors of the existing shopping arcade.  There will be no change in the total GFA of the shopping 
arcade due to the proposed accommodation of the 3 permitted commercial uses in the 
shopping arcade. 

6.2.2 The TIA has demonstrated that traffic generation and attraction by the proposed commercial 
uses are very minimal.  The potential traffic impact by the Proposed Development will be 
acceptable by the local road network, whilst there will be no change in the total GFA in the 
Application Premises (G/F and M/F) before and after renovation. 

6.2.3 In terms of internal transport facilities, the provision of parking spaces can comply with the 
lease conditions. 

6.2.4 From the above, it can be concluded that the Proposed Development would not cause any 
adverse traffic impact to the local road network from a traffic engineering point of view. 
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (A) Kin Lok Street / Kin Cheung Street Designed by:

Scheme: 2022 Observed Checked by:

Design Year: 2022 Job No.:  CHK50642310 Date:

Arm A: Kin Lok Street (EB)

Arm B: Kin Cheung Street (SB)

Arm C: Kin Lok Street (WB)

Kin Cheung Street (SB)

GEOMETRY

Major Road Width (m) W 7.30 Lane widths (m) w(b-a) 3.65

Central Reserve Width (m) Wcr 0.00 w(b-c) 3.65

Blockage of major road right turn Y/N? Y w(c-b) 3.60

Combined stream on minor arm Y/N? Y

Visibility Distances (m) Vr(b-a) 60 D 0.889

Vl(b-a) 50 E 0.946

Vr(b-c) 60 F 0.933

Vr(c-b) 50 Y 0.748

ANALYSIS

TRAFFIC FLOWS (pcu/hr) q(c-a) 70 90

q(c-b) 25 50

q(a-b) 20 15

q(a-c) 360 385

q(b-a) 20 5

q(b-c) 60 65

f 0.75 0.93

Q(b-a) 449.15 431.9

Q(b-c) 609.99 604.1

CAPACITIES (pcu/hr) Q(b-ac) 559.87 587.3

Q(c-a) 1724.8 1648

Q(c-b) 598.28 593.2

RFC's c-a 0.04 0.05

c-b 0.04 0.08

b-ac 0.14 0.12

RFC 0.14 0.12

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. Volume 2 Chapter 4 Appendix 1
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Arm C AM PM
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Kin Lok Street (WB)

70 90

25 50

Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F 

(Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (B) Kin Lok Street / Fung Cheung Road / Fung Yau Street North Designed by:

Scheme: 2022 Observed Checked by:

Design Year: 20192022 Job No.:  CHK50642310 Date:

Arm A: Fung Cheung Road (SB)

Arm B: Fung Yau Street North (WB)

Arm C: Fung Cheung Road (NB)

Arm D: Kin Lok Street (EB)

RT

LT

Arm C LT

RT

RT

LT

LT

RT

GEOMETRY

Major Road Width (m) W 11.00

Central Reserve Width (m) Wcr 0.00

Lane widths (m) w(b-a) 4.70 Lane widths (m) w(d-a) 3.50

w(b-c) 4.70 w(d-c) 3.50

w(c-b) 5.00 w(a-d) 5.50

Vr(b-a) 60 D 1.0082 Vr(d-c) 60 D 0.9047

Vl(b-a) 100 E 1.0344 Vl(d-c) 100 E 0.9149

Vr(b-c) 55 F 1.0762 Vr(d-a) 40 F 1.1211

Vr(c-b) 70 Y 0.6205 Vr(a-d) 70 Y 0.6205

ANALYSIS PM Peak AM Peak PM Peak

q(c-a) 675 555 q(a-c) 195 225

q(c-b) 100 110 q(a-d) 110 165

q(a-b) 100 210 q(c-d) 85 100

q(a-c) 285 375 q(c-a) 705 600

q(b-a) 225 195 q(d-c) 0 0

q(b-c) 45 45 q(d-a) 385 400

f 0.17 0.19 f 1.00 1.00

Q(b-a) 428.999 412.53 Q(d-a) 359.1 359.5

Q(b-c) 694.818 663.62 Q(d-c) 529.0 549.5

CAPACITIES (pcu/hr) Q(b-ac) 458.2 444.03 CAPACITIES (pcu/hr) Q(d-ac) 529.0 549.5

Q(c-a) 1545.8 1499.8 Q(a-c) 1488.3 1348.6

Q(c-b) 708.2 659.57 Q(a-d) 635.2 658.0

RFC's c-a 0.44 0.37 a-c 0.13 0.17

c-b 0.14 0.17 a-d 0.17 0.25

b-ac 0.59 0.54 d-ac 0.73 0.73

RFC 0.73 0.73

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. V.2.4 Appendix 1
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TRAFFIC SIGNALS CALCULATION Job No.:       CHK50642310 MVA HONG KONG LIMITED

Junction:                (C) Fung Cheung Road / Castle Peak Road - Yuen Long Design Year:        2022

Description:           2022 Observed Designed By:        SCW Checked By:        LHW

Radius (m) Pro. Turning (%)
Revised Saturation 

Flow (pcu/hr)
AM Peak PM Peak

Approach

P
h

a
s

e

S
ta

g
e

Width 

(m) L
e

ft

R
ig

h
t

AM PM AM PM
Flow 

(pcu/hr)
y Value Critical y

Flow 

(pcu/hr)
y Value Critical y

Intergreen Time (sec.) and R.C (%)

A 2 3.500 22.5 1840 1840 530 0.288 482 0.262

A 2 3.500 20 1960 1960 565 0.288 0.288 513 0.262 0.262

(Giveway) 3.500

B 1 3.500 1965 1965 360 0.183 393 0.200

B 1 3.500 2105 2105 385 0.183 422 0.200

C 1 3.375 1955 1955 473 0.242 425 0.217

C 1 3.375 2095 2095 507 0.242 0.242 455 0.217 0.217

(Free-Flow) 3.500

Critical Case

Castle Peak Rd WB (LRT) D 1 MIN GREEN + FLASH = 6 + 6 = 12

Notes: Flow: (pcu/hr)
Group B,A C,A Group B,A C,A

y 0.471 0.530 y 0.462 0.479

745(815) 980(880) L (sec) 18 18 L (sec) 18 18

120(90) 1095(995) C (sec) 90 90 C (sec) 90 90

385(585) y pract. 0.720 0.720 y pract. 0.720 0.720

R.C. (%) 53% 36% R.C. (%) 56% 50%

Stage / Phase Diagrams

 1.  2.  3.   4.  5.
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         Date:          Junction:   C

NOV, 2022            (C) Fung Cheung Road / Castle Peak Road - Yuen Long
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (D) Kin Lok Street / Yau San Street Designed by:

Scheme: 2022 Observed Checked by:

Design Year: 2022 Job No.:  CHK50642310 Date:

Arm A: Yau San Street (SB)

Arm B: Kin Lok Street (WB)

Arm C: Yau San Street (Exit)

Kin Lok Street (WB)

GEOMETRY

Major Road Width (m) W 7.30 Lane widths (m) w(b-a) 0.00

Central Reserve Width (m) Wcr 0.00 w(b-c) 3.65

Blockage of major road right turn Y/N? Y w(c-b) 0.00

Combined stream on minor arm Y/N? Y

Visibility Distances (m) Vr(b-a) 50 D 0.579

Vl(b-a) 50 E 0.937

Vr(b-c) 50 F 0.616

Vr(c-b) 50 Y 0.748

ANALYSIS

TRAFFIC FLOWS (pcu/hr) q(c-a) 0 0

q(c-b) 0 0

q(a-b) 380 400

q(a-c) 80 85

q(b-a) 0 0

q(b-c) 90 95

f 1.00 1.00

Q(b-a) 326.48 324.4

Q(b-c) 639.29 636

CAPACITIES (pcu/hr) Q(b-ac) 639.29 636

Q(c-a) 1800 1800

Q(c-b) 381.45 377.3

RFC's c-a 0.00 0.00

c-b 0.00 0.00

b-ac 0.14 0.15

RFC 0.14 0.15

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. Volume 2 Chapter 4 Appendix 1
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Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F 

(Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (A) Kin Lok Street / Kin Cheung Street Designed by:

Scheme: 2027 Reference Checked by:

Design Year: 2027 Job No.:  CHK50642310 Date:

Arm A: Kin Lok Street (EB)

Arm B: Kin Cheung Street (SB)

Arm C: Kin Lok Street (WB)

Kin Cheung Street (SB)

GEOMETRY

Major Road Width (m) W 7.30 Lane widths (m) w(b-a) 3.65

Central Reserve Width (m) Wcr 0.00 w(b-c) 3.65

Blockage of major road right turn Y/N? Y w(c-b) 3.60

Combined stream on minor arm Y/N? Y

Visibility Distances (m) Vr(b-a) 60 D 0.889

Vl(b-a) 50 E 0.946

Vr(b-c) 60 F 0.933

Vr(c-b) 50 Y 0.748

ANALYSIS

TRAFFIC FLOWS (pcu/hr) q(c-a) 70 90

q(c-b) 25 50

q(a-b) 20 15

q(a-c) 370 395

q(b-a) 20 5

q(b-c) 60 65

f 0.75 0.93

Q(b-a) 446.72 429.5

Q(b-c) 607.41 601.5

CAPACITIES (pcu/hr) Q(b-ac) 557.3 584.7

Q(c-a) 1724.5 1648

Q(c-b) 595.74 590.7

RFC's c-a 0.04 0.05

c-b 0.04 0.08

b-ac 0.14 0.12

RFC 0.14 0.12

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. Volume 2 Chapter 4 Appendix 1
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Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F 

(Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (B) Kin Lok Street / Fung Cheung Road / Fung Yau Street North Designed by:

Scheme: 2027 Reference Checked by:

Design Year: 20192027 Job No.:  CHK50642310 Date:

Arm A: Fung Cheung Road (SB)

Arm B: Fung Yau Street North (WB)

Arm C: Fung Cheung Road (NB)

Arm D: Kin Lok Street (EB)

RT

LT

Arm C LT

RT

RT

LT

LT

RT

GEOMETRY

Major Road Width (m) W 11.00

Central Reserve Width (m) Wcr 0.00

Lane widths (m) w(b-a) 4.70 Lane widths (m) w(d-a) 3.50

w(b-c) 4.70 w(d-c) 3.50

w(c-b) 5.00 w(a-d) 5.50

Vr(b-a) 60 D 1.0082 Vr(d-c) 60 D 0.9047

Vl(b-a) 100 E 1.0344 Vl(d-c) 100 E 0.9149

Vr(b-c) 55 F 1.0762 Vr(d-a) 40 F 1.1211

Vr(c-b) 70 Y 0.6205 Vr(a-d) 70 Y 0.6205

ANALYSIS PM Peak AM Peak PM Peak

q(c-a) 690 570 q(a-c) 200 230

q(c-b) 100 110 q(a-d) 110 170

q(a-b) 105 215 q(c-d) 85 105

q(a-c) 290 385 q(c-a) 720 615

q(b-a) 230 200 q(d-c) 0 0

q(b-c) 45 45 q(d-a) 395 410

f 0.16 0.18 f 1.00 1.00

Q(b-a) 425.261 407.66 Q(d-a) 355.4 353.9

Q(b-c) 693.188 660.82 Q(d-c) 525.9 545.9

CAPACITIES (pcu/hr) Q(b-ac) 454.0 438.51 CAPACITIES (pcu/hr) Q(d-ac) 525.9 545.9

Q(c-a) 1545.0 1498.1 Q(a-c) 1486.4 1331.3

Q(c-b) 705.7 655.92 Q(a-d) 631.4 652.9

RFC's c-a 0.45 0.38 a-c 0.13 0.17

c-b 0.14 0.17 a-d 0.17 0.26

b-ac 0.61 0.56 d-ac 0.75 0.75

RFC 0.75 0.75

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. V.2.4 Appendix 1
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TRAFFIC SIGNALS CALCULATION Job No.:       CHK50642310 MVA HONG KONG LIMITED

Junction:                (C) Fung Cheung Road / Castle Peak Road - Yuen Long Design Year:        2027

Description:           2027 Reference Designed By:        SCW Checked By:        LHW

Radius (m) Pro. Turning (%)
Revised Saturation 

Flow (pcu/hr)
AM Peak PM Peak

Approach

P
h

a
s

e

S
ta

g
e

Width 

(m) L
e

ft

R
ig

h
t

AM PM AM PM
Flow 

(pcu/hr)
y Value Critical y

Flow 

(pcu/hr)
y Value Critical y

Intergreen Time (sec.) and R.C (%)

A 2 3.500 22.5 1840 1840 542 0.295 0.295 496 0.270

A 2 3.500 20 1960 1960 578 0.295 529 0.270 0.270

(Giveway) 3.500

B 1 3.500 1965 1965 369 0.188 403 0.205

B 1 3.500 2105 2105 396 0.188 432 0.205

C 1 3.375 1955 1955 485 0.248 0.248 434 0.222

C 1 3.375 2095 2095 520 0.248 466 0.222 0.222

(Free-Flow) 3.500

Critical Case

Castle Peak Rd WB (LRT) D 1 MIN GREEN + FLASH = 6 + 6 = 12

Notes: Flow: (pcu/hr)
Group B,A C,A Group B,A C,A

y 0.483 0.543 y 0.475 0.492

765(835) 1005(900) L (sec) 18 18 L (sec) 18 18

125(90) 1120(1025) C (sec) 90 90 C (sec) 90 90

395(600) y pract. 0.720 0.720 y pract. 0.720 0.720

R.C. (%) 49% 33% R.C. (%) 52% 46%

Stage / Phase Diagrams

 1.  2.  3.   4.  5.
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D (LRT)

A

C

(Free-Flow) (Free-Flow)

 I/G= 8     I/G= 12          I/G=             I/G=              I/G=    

 I/G= 8     I/G= 12          I/G=             I/G=              I/G=    

         Date:          Junction:   C

NOV, 2022            (C) Fung Cheung Road / Castle Peak Road - Yuen Long
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (D) Kin Lok Street / Yau San Street Designed by:

Scheme: 2027 Reference Checked by:

Design Year: 2027 Job No.:  CHK50642310 Date:

Arm A: Yau San Street (SB)

Arm B: Kin Lok Street (WB)

Arm C: Yau San Street (Exit)

Kin Lok Street (WB)

GEOMETRY

Major Road Width (m) W 7.30 Lane widths (m) w(b-a) 0.00

Central Reserve Width (m) Wcr 0.00 w(b-c) 3.65

Blockage of major road right turn Y/N? Y w(c-b) 0.00

Combined stream on minor arm Y/N? Y

Visibility Distances (m) Vr(b-a) 50 D 0.579

Vl(b-a) 50 E 0.937

Vr(b-c) 50 F 0.616

Vr(c-b) 50 Y 0.748

ANALYSIS

TRAFFIC FLOWS (pcu/hr) q(c-a) 0 0

q(c-b) 0 0

q(a-b) 390 410

q(a-c) 80 85

q(b-a) 0 0

q(b-c) 90 95

f 1.00 1.00

Q(b-a) 325.86 323.8

Q(b-c) 638.28 635

CAPACITIES (pcu/hr) Q(b-ac) 638.28 635

Q(c-a) 1800 1800

Q(c-b) 379.78 375.6

RFC's c-a 0.00 0.00

c-b 0.00 0.00

b-ac 0.14 0.15

RFC 0.14 0.15

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. Volume 2 Chapter 4 Appendix 1

AM PEAK PM PEAK

AM PM

90 95

Arm B

Calculated 

Parameters

AM PM Arm A

Yau San Street (Exit)

80 85

Yau San Street (SB)390 410

Arm C

Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F 

(Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (A) Kin Lok Street / Kin Cheung Street Designed by:

Scheme: 2027 Design Checked by:

Design Year: 2027 Job No.:  CHK50642310 Date:

Arm A: Kin Lok Street (EB)

Arm B: Kin Cheung Street (SB)

Arm C: Kin Lok Street (WB)

Kin Cheung Street (SB)

GEOMETRY

Major Road Width (m) W 7.30 Lane widths (m) w(b-a) 3.65

Central Reserve Width (m) Wcr 0.00 w(b-c) 3.65

Blockage of major road right turn Y/N? Y w(c-b) 3.60

Combined stream on minor arm Y/N? Y

Visibility Distances (m) Vr(b-a) 60 D 0.889

Vl(b-a) 50 E 0.946

Vr(b-c) 60 F 0.933

Vr(c-b) 50 Y 0.748

ANALYSIS

TRAFFIC FLOWS (pcu/hr) q(c-a) 70 90

q(c-b) 30 60

q(a-b) 25 20

q(a-c) 370 395

q(b-a) 25 10

q(b-c) 65 75

f 0.72 0.88

Q(b-a) 444.51 425.5

Q(b-c) 606.9 601

CAPACITIES (pcu/hr) Q(b-ac) 550.99 573.2

Q(c-a) 1709.2 1617

Q(c-b) 594.47 589.4

RFC's c-a 0.04 0.06

c-b 0.05 0.10

b-ac 0.16 0.15

RFC 0.16 0.15

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. Volume 2 Chapter 4 Appendix 1
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Arm C AM PM

25 20

AM

Kin Lok Street (WB)

70 90

30 60

Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F 

(Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (B) Kin Lok Street / Fung Cheung Road / Fung Yau Street North Designed by:

Scheme: 2027 Design Checked by:

Design Year: 20192027 Job No.:  CHK50642310 Date:

Arm A: Fung Cheung Road (SB)

Arm B: Fung Yau Street North (WB)

Arm C: Fung Cheung Road (NB)

Arm D: Kin Lok Street (EB)

RT

LT

Arm C LT

RT

RT

LT

LT

RT

GEOMETRY

Major Road Width (m) W 11.00

Central Reserve Width (m) Wcr 0.00

Lane widths (m) w(b-a) 4.70 Lane widths (m) w(d-a) 3.50

w(b-c) 4.70 w(d-c) 3.50

w(c-b) 5.00 w(a-d) 5.50

Vr(b-a) 60 D 1.0082 Vr(d-c) 60 D 0.9047

Vl(b-a) 100 E 1.0344 Vl(d-c) 100 E 0.9149

Vr(b-c) 55 F 1.0762 Vr(d-a) 40 F 1.1211

Vr(c-b) 70 Y 0.6205 Vr(a-d) 70 Y 0.6205

ANALYSIS PM Peak AM Peak PM Peak

q(c-a) 690 570 q(a-c) 200 230

q(c-b) 100 110 q(a-d) 115 180

q(a-b) 105 215 q(c-d) 85 105

q(a-c) 295 395 q(c-a) 720 615

q(b-a) 230 200 q(d-c) 0 0

q(b-c) 45 45 q(d-a) 400 420

f 0.16 0.18 f 1.00 1.00

Q(b-a) 424.123 405.38 Q(d-a) 354.0 351.0

Q(b-c) 692.019 658.49 Q(d-c) 525.9 545.9

CAPACITIES (pcu/hr) Q(b-ac) 452.8 436.17 CAPACITIES (pcu/hr) Q(d-ac) 525.9 545.9

Q(c-a) 1544.5 1497 Q(a-c) 1472.1 1303.7

Q(c-b) 704.5 653.49 Q(a-d) 631.4 652.9

RFC's c-a 0.45 0.38 a-c 0.14 0.18

c-b 0.14 0.17 a-d 0.18 0.28

b-ac 0.61 0.56 d-ac 0.76 0.77

RFC 0.76 0.77

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. V.2.4 Appendix 1
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AM PM

0 0 Arm D

70 65 Kin Lok Street 

(EB)330 355

85 105

Fung Cheung 

Road (NB)

690 570

30 45

200 230 Fung Cheung 

Road (SB)105 215

AM PM

95 165 Arm A

Arm D

AM PM
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20 15

230 200 Arm B Fung Yau Street North (WB)

Arm B

Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F 

(Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories
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TRAFFIC SIGNALS CALCULATION Job No.:       CHK50642310 MVA HONG KONG LIMITED

Junction:                (C) Fung Cheung Road / Castle Peak Road - Yuen Long Design Year:        2027

Description:           2027 Reference Designed By:        SCW Checked By:        LHW

Radius (m) Pro. Turning (%)
Revised Saturation 

Flow (pcu/hr)
AM Peak PM Peak

Approach

P
h

a
s

e

S
ta

g
e

Width 

(m) L
e

ft

R
ig

h
t

AM PM AM PM
Flow 

(pcu/hr)
y Value Critical y

Flow 

(pcu/hr)
y Value Critical y

Intergreen Time (sec.) and R.C (%)

A 2 3.500 22.5 1840 1840 545 0.296 0.296 501 0.272

A 2 3.500 20 1960 1960 580 0.296 534 0.272 0.272

(Giveway) 3.500

B 1 3.500 1965 1965 369 0.188 403 0.205

B 1 3.500 2105 2105 396 0.188 432 0.205

C 1 3.375 1955 1955 485 0.248 0.248 434 0.222

C 1 3.375 2095 2095 520 0.248 466 0.222 0.222

(Free-Flow) 3.500

Critical Case

Castle Peak Rd WB (LRT) D 1 MIN GREEN + FLASH = 6 + 6 = 12

Notes: Flow: (pcu/hr)
Group B,A C,A Group B,A C,A

y 0.484 0.544 y 0.478 0.495

765(835) 1005(900) L (sec) 18 18 L (sec) 18 18

125(90) 1125(1035) C (sec) 90 90 C (sec) 90 90

400(610) y pract. 0.720 0.720 y pract. 0.720 0.720

R.C. (%) 49% 32% R.C. (%) 51% 45%

Stage / Phase Diagrams

 1.  2.  3.   4.  5.

B

D (LRT)

A

C

(Free-Flow) (Free-Flow)

 I/G= 8     I/G= 12          I/G=             I/G=              I/G=    

 I/G= 8     I/G= 12          I/G=             I/G=              I/G=    

         Date:          Junction:   C

NOV, 2022            (C) Fung Cheung Road / Castle Peak Road - Yuen Long
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Simplified Priority Junction Capacity Calculation

Job Title:

Junction: (D) Kin Lok Street / Yau San Street Designed by:

Scheme: 2027 Design Checked by:

Design Year: 2027 Job No.:  CHK50642310 Date:

Arm A: Yau San Street (SB)

Arm B: Kin Lok Street (WB)

Arm C: Yau San Street (Exit)

Kin Lok Street (WB)

GEOMETRY

Major Road Width (m) W 7.30 Lane widths (m) w(b-a) 0.00

Central Reserve Width (m) Wcr 0.00 w(b-c) 3.65

Blockage of major road right turn Y/N? Y w(c-b) 0.00

Combined stream on minor arm Y/N? Y

Visibility Distances (m) Vr(b-a) 50 D 0.579

Vl(b-a) 50 E 0.937

Vr(b-c) 50 F 0.616

Vr(c-b) 50 Y 0.748

ANALYSIS

TRAFFIC FLOWS (pcu/hr) q(c-a) 0 0

q(c-b) 0 0

q(a-b) 395 415

q(a-c) 80 85

q(b-a) 0 0

q(b-c) 95 100

f 1.00 1.00

Q(b-a) 325.55 323.5

Q(b-c) 637.78 634.5

CAPACITIES (pcu/hr) Q(b-ac) 637.78 634.5

Q(c-a) 1800 1800

Q(c-b) 378.94 374.7

RFC's c-a 0.00 0.00

c-b 0.00 0.00

b-ac 0.15 0.16

RFC 0.15 0.16

Where Vl and Vr are visibility distances to the left or right of the respective streams

D = (1+0.094(w(b-a)-3.65))(1+0.0009(Vr(b-a)-120))(1+0.0006(Vl(b-a)-150))

E = (1+0.094(w(b-c)-3.65))(1+0.0009(Vr(b-c)-120))

F = (1+0.094(wc-b)-3.65))(1+0.0009(Vr(c-b)-120))

Y = 1-0.0345W

f = proportion of minor traffic turning left

Q(b-ac) = Q(b-c)*Q(b-a)/(1-f)*Q(b-c)+f*Q(b-a) Capacity of combined streams

All the above formulas are in accordance to T.P.D.M. Volume 2 Chapter 4 Appendix 1

AM PEAK PM PEAK

AM PM

95 100

Arm B

Calculated 

Parameters
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Yau San Street (Exit)
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Yau San Street (SB)395 415

Arm C

Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F 

(Part) and M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories
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5 January 2023 
 
The Secretary                                                                   By Hand and Email 
Town Planning Board           
c/o Planning Department 
15/F North Point Government Offices 
333 Java Road, Hong Kong 
 
Dear Sir 
 
Section 16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services (not 
elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F (Part) and M/F at 
Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, New Territories 
(Application No. A/YL/296) 
 
Reference is made to the Further Information of the captioned application submitted to the 
Town Planning Board (the Board) on 25 November 2022 and the comments from the 
Environmental Protection Department (EPD) received on 19 December 2022.  
 
In response to the comments from EPD, the Replacement Pages of Sewerage Impact 
Assessment with minor textual rectification are herewith enclosed as Attachment 1 for the 
Board’s consideration. 
 
Please note that the current submission (which also serves to supersede the one submitted 
on 4 January 2023) only serves to provide textual rectification in response to the comments 
from EPD with no changes proposed to the development scheme, development parameters, 
layout and the findings in Sewerage Impact Assessment Report as submitted under the 
previous Further Information. The Applicant therefore sincerely requests that the captioned 
application be processed and considered by the Board at the Rural and New Town Planning 
Committee Meeting on 13 January 2023.  
 
Thank you for your kind attention. Should there be any queries, please do not hesitate to 
contact the undersigned at 2957 9602 / Mr. Arnold Koon at 2957 9667. 
 
Yours faithfully 
for Llewelyn-Davies Hong Kong Ltd 
 

 
Winnie Wu  
Associate Director 
 
WW/ak 
S:\83969 Yuen Long Transport Plaza Study and S16\Further Information\FI2\20230105_letter to TPB_FI(2).doc 
 
cc 
DPO/TMYLW     - Ms. Carol Kan / Ms. Carmen Cheung          (email) 

ckkcheung
文字框
Appendix Ic of RNTPC
Paper No. A/YL/296
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SIA Report S16 Planning Application for Proposed ‘Eating Place’, ‘Shop and Services
(not elsewhere specified)’ and ‘School’ (tutorial school only) Uses on G/F (part) and

M/F at Yuen Long Town Lot No. 348, No. 2-6 Fung Cheung Road, Yuen Long, N.T.

5

Table 2.2 Estimated Peak Flow

Calculation for Sewage Generation Rate of the Proposed Uses at the Application Premises
1. F&B
Assumed Area = 2426 m2

Assumed Floor Area per Employee = 19.6 m3/ person/day
Refer to Table 8 – Restaurants

Assumed Number of Employees = 124 employees
Unit Flow Factor for Commercial
Employees

= 0.08 m3/ employee/day
Refer to Table T-2 of GESF

Unit Flow Factor for Commercial Activities = 1.50 m3/ employee/day
Refer to Table T-2 of GESF – J10

Sewage Generation Rate = 195.9 m3/ day

2. Retail Shop
Assumed Area = 809 m2

Assumed Floor Area per Employee =
29

m3/ person/day
Refer to Table 8 of CIFSUS- Retail
Trade

Assumed Number of Employees = 28 employees
Unit Flow Factor for Commercial
Employees

= 0.08 m3/ employee/day
Refer to Table T-2 of GESF

Unit Flow Factor for Commercial Activities = 0.20 m3/ employee/day
Refer to Table T-2 of GESF – J4

Sewage Generation Rate = 7.8 m3/ day

3. Tutorial School
Assumed Area = 809 m2

Assumed Number of Students = 102 person
Reference is made to Page 2 of
RNTPC Paper No. A/YL/292 (Please
also see Appendix 3.3).

Assumed Number of Staff = 26

Unit Flow Factor for School Student = 0.04 m3/ day
GESF Table T-2

Unit Flow Factor for Commercial
Employees

= 0.08 m3/ day
GESF Table T-2

Unit Flow Factor for Commercial Activities = 0.20 m3/ day
GESF Table T-2 - J4

Sewage Generation Rate = 11.4 m3/ day

Peak Flow from Proposed Uses at the Application Premises
Total Flow Rate = 215.1 m3/day
Catchment Inflow Factor PCIF = 1.0 Refer to Table T-4 of GESF – Yuen

Long
Total Flow Rate with Catchment Inflow
Factor PCIF

= 215.1 m3/day

Contributing Population =

797

people
Refer to S12.1 of GESF,
Contributing Population = Calculated 
total average flow/ 0.27 

Peaking factor =

8

Refer to Table T-5 of GESF for
population <1,000 incl. stormwater
allowance for facility with existing
upstream sewerage

Peak Flow = 19.9 litre/sec
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Highlight

wuwy
Highlight

wuwy
Highlight



Reference is made to the approved S16 for tutorial school in Transport Plaza (Application No. A/YL/292) (Please also see Appendix
3.3).  8 students and 2 staff is assumed for 64m2 tutorial school GFA.

Table 1 - Calculation for Sewage Generation Rate of the Proposed Uses at the Application Premises

Proposed Uses at the Application Premises (G/F & M/F)

Subject Site Terminal Manhole (AS) to FMH1018492 Remarks
F&B
Assumed Area = 2426 m² 60% of Non-Domestic GFA of G/F and M/F (i.e. 4044m2 x 0.6 = 2426m2)
Assumed Floor Area per Employee = 19.6 m2/person/day CIFSUS Table 8 - Restaurants
Assumed Number of Employees = 124 employees
Unit Flow Factor for Commercial Employees = 0.08 m3/day GESF Table T-2
Unit Flow Factor for Commercial Activities = 1.50 m3/day GESF Table T-2 - J10 
Sewage Generation Rate = 195.9 m3/day

Retail Shop
Assumed Area = 809 m2 20% of Non-Domestic GFA of G/F and M/F (i.e. 4044m2 x 0.2 = 809m2)
Assumed Floor Area per Employee = 29 m2/person/day CIFSUS Table 8 - Retail Trade
Assumed Number of Employees = 28 employees
Unit Flow Factor for Commercial Employees = 0.08 m3/day GESF Table T-2 
Unit Flow Factor for Commercial Activities = 0.20 m3/day GESF Table T-2 - J4 
Sewage Generation Rate = 7.8 m3/day

Tutorial School
Assumed Area = 809 m2 20% of Non-Domestic GFA of G/F and M/F (i.e. 4044m2 x 0.2 = 809m2)
Assumed Number of Students = 102 person
Assumed Number of Staff = 26 person
Unit Flow Factor for School Student = 0.04 m3/day GESF Table T-2
Unit Flow Factor for Commercial Employees = 0.08 m3/day GESF Table T-2 
Unit Flow Factor for Commercial Activities = 0.20 m3/day GESF Table T-2 - J4 
Sewage Generation Rate = 11.4 m3/day

Peak Flow from the Proposed Uses at the Application Premises
Total Flow Rate = 215.1 m3/day
Catchment Inflow Factor PCIF = 1.0 Refer to Table T-4 of GESF - Yuen Long
Total Flow Rate with Catchment Inflow Factor PCIF = 215.1 m3/day
Contributing Population = 797 people Refer to S12.1 of GESF, Contributing Population = Calculated total average flow/ 0.27 
Peaking factor = 8 Refer to Table T-5 of GESF for population <1,000 incl. stormwater allowance for facility with existing upstream sewerage 
Peak Flow = 19.9 litre/sec

Q:\Projects\SHKYLTPREI00\05 Assessments\01 Sewerage\Appendix 1 SIA calculation_20221118.xlsm
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A/YL/296 

 

Appendix II of RNTPC 

Paper No. A/YL/296 

 

Previous Applications covering the Premises  

 

 

 

Application 

No. 
Applied Use 

Total Floor 

Area 

 

Date of 

Consideration 

 

Approval Condition(s) 

A/YL/5 

 

Restaurant 

(i.e. Eating Place) 

- 4.12.1992 (1) and (2)  

 

A/YL/292 Proposed School 

(tutorial school) 

About 64m2 10.6.2022 

 

(3) 

 

 

Approval Conditions: 

 

(1) Provision of drainage facilities 

(2) Provision of sewage treatment and disposal facilities 

(3) Provision of fire service installations and water supplies for firefighting prior to commencement 

of school operation 



 

 

A/YL/296 

Appendix III of RNTPC 

Paper No. A/YL/296  

Advisory clauses 

 

(a) to  note  the  comments  of  the  District  Lands  Officer/Yuen  Long,  Lands  Department that 

the applicant should ensure that the proposed uses of the subject premises would be in 

compliance with the prevailing ordinances and regulations including but not limited to fire 

services and building requirements; 

 

(b) to note the comments of the Chief Building Surveyor/New Territories West, Buildings 

Department that based on the limited information provided, the applicant’s attention is drawn 

to the following points:  

 

(i) the proposed tutorial school is subject to the issue of a licence/registration, please be 

reminded that the subject premises intended to be used for such purpose is required to 

comply with the building safety and other relevant requirements as may be imposed by 

the licensing authority; barrier free access and accessible toilet required under 

Regulation 72 of the Building (Planning) Regulations; 

(ii) the numbers of sanitary fitments required should comply with Building (Standards of 

sanitary fitments, plumbing, drainage works and latrines) Regulations; and 

(iii) if any proposal involves non-exempted alterations and additions works and/or material 

change in use of a building, detailed checking will be carried out during building plan 

submission stage; and 

 

(c) to note the comments of the Director of Food and Environmental Hygiene (DFEH) as follows: 

 

(i) no Food and Environmental Hygiene Department’s (FEHD) facilities will be affected; 

(ii) proper licence / permit issued by FEHD is required if there is any food business / 

catering service / activities regulated by the DFEH under the Public Health and 

Municipal Services Ordinance (Cap. 132) and other relevant legislation for the public.  

The operation of any eating place should be under a food licence issued by the FEHD.   

If the operator intends to operate a restaurant business in the territory, a restaurant 

licence should be obtained from FEHD in accordance with the Cap. 132;   

(iii) for the operation of other types of food business, relevant food licences should also be 

obtained from FEHD in accordance with Cap. 132.  Under the Food Business 

Regulation, Cap. 132X, a food factory licence should be obtained for food business 

which involves the preparation of food for sale for human consumption off the 

premises before commencement of such business.  The application for food business 

licences under Cap.132, if acceptable by FEHD, will be referred to relevant 

government departments for comment.  If there is no objection from the departments 

concerned, a letter of requirements will be issued to the applicant for compliance and 

the licence will be issued upon compliance of all the requirements; 

(iv) if the proposal involves any commercial/trading activities, no environmental nuisance 

should be generated to the surroundings.  Also, for any waste generated from the 

commercial/trading activities, the applicant should handle on their own/at their 

expenses. The operation of the food business place must not cause any environmental 

nuisance to the surrounding.  The refuse generated by the proposed eating place is 

regarded as trade refuse. The management or owner of the site is responsible for its 

removal and disposal at their expenses.  The operation of any business should not 



 

 

A/YL/296 

cause any obstruction or environmental nuisance in the vicinity; 

(v) proper licence issued by FEHD is required if related place of entertainment is involved; 

and 

(vi) any person who desires to keep or use any place of public entertainment for example 

a theatre and cinema or a place, building, erection or structure, whether temporary or 

permanent, on one occasion or more, capable of accommodating the public presenting 

or carrying on public entertainment within Places of Public Entertainment Ordinance 

(Cap. 172) and its subsidiary legislation, such as a concert, opera, ballet, stage 

performance or other musical, dramatic or theatrical entertainment, cinematograph or 

laser projection display or an amusement ride and mechanical device which is 

designed for amusement, a Place of Public Entertainment Licence (or Temporary 

Place of Public Entertainment Licence) should be obtained from FEHD whatever the 

general public is admitted with or without payment. 
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