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Executive Summary 

This planning application is submitted to the Town Planning Board (“TPB”) under Section 16 of 

the Town Planning Ordinance to seek planning permission for proposed ‘Shop and Services’ 

use (“the Proposed Use”) in workshop space at G/F, 21 Luk Hop Street, San Po Kong, New 

Kowloon Inland Lot No. 4873 (“the Application Premises”).  

The Application Premises falls within an area zoned “Other Specified Uses” annotated 

“Business” (“OU(B)”) on the draft Tsz Wan Shan, Diamond Hill and San Po Kong Outline Zoning 

Plan No. S/K11/30 (“the OZP”).  According to Schedule II of the Notes of the OZP for the “OU(B)” 

zone applicable to industrial or industrial-office (I-O) building, ‘Shop and Services (not 

elsewhere specified)’ use on G/F is a Column 2 use which requires planning permission from 

TPB.  

The Application Premises has a total gross floor area (“GFA”) of about 90m2. The Application 

does not involve any change to the major development parameters of the building, i.e., plot 

ratio (“PR”), total GFA and maximum building height (“BH”).  Market-led retail development in 

an area with good accessibility such as the Application Premises should be encouraged.  The 

Proposed Use aligns with the planning intention of “OU(B)” zone and the Energizing Kowloon 

East (“EKE”) Initiative to provide additional commercial floor space in facilitating the 

transformation of San Po Kong Business Area (“SPKBA”) into an attractive CBD.  It complies 

with the TPB Guidelines No. 22D regarding the fire safety and parking and L/UL requirements 

on developments within “OU(B)” zone and will not pose adverse fire safety nor environmental 

impacts on the surrounding areas.  The Proposed Use is also compatible with the surrounding 

context and the gradual changing of land use character.  No adverse traffic and environmental 

impacts on the surrounding area will be induced.  Approval of this application is in line with 

TPB’s decision on similar applications in the same “OU(B)” zone on the OZP.  

In view of the above, and the detailed planning justifications put forward in the Supporting 

Planning Statement, we sincerely seek TPB’s favorable consideration to approve the 

Application.  
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行政摘要 

是次規劃申請(「是次申請」)根據《城市規劃條例》第 16條向城市規劃委員會(「城規會」)申請

規劃許可，准許在新九龍內地段第 4873 號新蒲崗六合街 21 號地下的工場 (「申請處所」)作商店

及服務行業用途(「擬議發展」)。 

 

申請處所位於《慈雲山、 鑽石山及新蒲崗分區計劃大綱草圖編號 S/K11/30》(「分區計劃大綱

圖」) 被劃為「其他指定用途」註明「商貿」地帶。根據「其他指定用途」註明「商貿」地帶附

表 II 內的註釋，設於地面一層的「商店及服務行業(未另有列明者)」為第二欄用途，須先向城

規會申請。 

 

申請處所的總樓面面積約 90 平方米。是次申請不會涉及建築物主要發展參數的改動，包括地積

比率、總樓面面積及最高建築物高度。屬市場主導及擁有高易達性的零售業發展，例如申請處

所，應受助長。申請用途符合「其他指定用途」註明「商貿」地帶的規劃意向，將提供額外的

商業樓面面積以回應起動九龍東下促進新蒲崗商貿區轉型的倡議。是次申請符合城規會規劃指

引編號 22D 對於在「其他指定用途」註明「商貿」地帶內發展的消防安全及停車場 / 上落客貨

車位要求，以及不會為附近地區帶來消防安全及環境問題。申請用途亦與周邊發展及土地用途

轉變的趨勢相符。擬議發展不會為周邊帶來不良的環境及交通影響。 若是次申請獲批，將與城

規會對於在同一大綱草圖劃作「其他指定用途」註明「商貿」地帶的類似先例所作出的決定一

致。 

 

基於上述情況，以及規劃綱領內的詳細規劃理據，申請人懇請城規會給予考慮批准是次規劃申

請。 

註: 內容如有差異，應以英文版本為準。 
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1 Introduction 

 

1.1 Background 

This Application is submitted to the Town Planning Board (“TPB”) to seek planning 

permission for proposed ‘Shop and Services’ use (“the Proposed Use”) in workshop 

space at G/F, 21 Luk Hop Street, San Po Kong (“the Application Premises”) (refer 

to Figures 1 and 2).  The Application Premises falls within an area zoned “Other 

Specified Uses” annotated “Business” (“OU(B)”) on the draft Tsz Wan Shan, 

Diamond Hill and San Po Kong Outline Zoning Plan No. S/K11/30 (“the OZP”). 

 

According to Schedule II of the Notes of the OZP for the “OU(B)” zone applicable to 

industrial or industrial-office (I-O) building, ‘Shop and Services (not elsewhere 

specified)’ use on ground floor (except ancillary showroom) is a Column 2 use which 

requires planning permission from TPB. 

1.2 Statement Structure 

This Supporting Planning Statement comprises of six sections.  Following the 

introduction, descriptions on the Application Premises and its surrounding context 

will be discussed in Section 2.  The relevant policy background and planning 

context will be set out in Section 3, which is to be followed by details of the Proposed 

Use and justifications as presented in Sections 4 and 5 respectively.  The 

Supporting Planning Statement will be concluded in Section 6.  The floor plan of 

the Application Premises is attached along with the Statement in supporting this 

Application (Appendix I). 

 

 

 

 

Figure 1. Location Plan 
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 Figure 2. Site Photo of the Application Premises 

 

2 The Application Premises and its Surroundings 

 

2.1 The Application Premises  

The Application Premises, with a total gross floor area of about 90 m2, is situated in 

the workshop space at G/F of the 22-storey industrial building (IB), namely Artisan 

Lab (“Subject Building”).  

2.2 Land Status 

The Application Premises is held under New Kowloon Inland Lot No. 4873 (“the Lot”) 

(refer to Figure 3).  According to the lease, the Application Premises is restricted 

for industrial and/ or godown purposes excluding any trade, which is now or may 

hereafter be declared to be an offensive trade. No buildings other than a factory 

and/ or a warehouse, ancillary offices and quarters for persons essential to the 

safety and security of the building shall be erected on the Lot.  

 

The Proposed Use is basically not permitted under lease and an application for a 

temporary waiver to the Lands Department is required to permit the Proposed Use 

upon planning permission is obtained from the TPB.  
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Figure 3. Lot Index Plan 

 

2.3 Surrounding Environment  

The Site has the following characteristics:  

 

a) bounded by Luk Hop Street to its southwest, a back alley to its northeast, and 

adjoining hotel, namely Pentahotel Hong Kong Kowloon to its northwest, and 

an IB, namely Max Trade Centre to its southeast;  

  

b) was previously occupied by a 14-storey IB built in 1970, which has been 

demolished, and was left vacant until 2017; and 

 

c) is now occupied by a 22-storey IB with a total gross floor area of about 11,175m2  

with occupation permit dated 21 February 2022  in accordance with the planning 

Application No. A/K11/235 approved by the TPB on 13 December 2019 for 

minor relaxation of PR from 12.0 to 14.4 for permitted ‘Non-Polluting Industrial 

Use (excluding industrial undertakings involving the use/storage of dangerous 

goods)’. 

 

The surrounding areas of the subject building have the following characteristic:  

 

a) the surrounding area is predominantly occupied by a mix of industrial, industrial-

office (I-O) and commercial buildings which falls within “OU(B)” zone; 
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b) to the immediate northeast across the existing back alley is Van Fat Factory 

Building, which is an IB of 4 storeys built in 1965. To its immediate northwest is 

Pentahotel Hong Kong Kowloon, which is a hotel of 34 storeys built in 2012; 

 

c) to its immediate southeast is Max Trade Centre, which is an IB of 26 storeys 

built in 1997. To the immediate southwest across Luk Hop Street is Luk Hop 

Industrial Building, which is an IB of 25 storeys built in 1982;  

 

d) to the further southeast at the junction of Tsat Po Street and Luk Hop Street are 

Kai Tak East Playground and Sports Centre which are undergoing 

rearrangement works for the integrated open space/sports centre/underground 

public vehicle park project; and  

 

e) owing to the transformation of traditional industrial uses in SPKBA, there is new 

emergence of commercial, office and hotel developments in the vicinity of the 

Application Premises.  

2.4 Accessibility  

The Application Premises is well served by several types of public transport services 

including mass transit railway (MTR), franchised buses and minibuses.  The MTR 

Diamond Hill Station is located at about 8-min (350m) walking distance to the north 

of the Site. 

 

3 Policy Background and Planning Context 

 

3.1 Energizing Kowloon East (EKE) Initiative 

In view of the inadequate supply of office space in the traditional core business district 

(“CBD”) in accommodating the growing demand, the Government announced the 

EKE Initiative in 2011-2012 Policy Address to transform Kowloon East into an 

additional attractive CBD to sustain Hong Kong’s economic development with the 

adoption of a visionary, coordinated and integrated approach.  As promulgated in the 

2017 Policy Agenda, the coverage of EKE initiative, initially comprising the former 

Kai Tak Airport, the Kwun Tong Business Area and the Kowloon Bay Business Area, 

was extended to San Po Kong with a focus on enhancing connectivity, improving 

environment and promoting vibrancy and diversified development.  

 

3.2 Hong Kong Planning Standards and Guidelines 

Based on Chapter 6 of the Hong Kong Planning Standards and Guidelines 

(“HKPSG”), retail development should be market-led and that intervention from the 

Government should be kept to the minimum to allow the private sector to respond to  
the market efficiently. The zonings on the statutory town plans can regulate retail 

developments and direct such uses to the appropriate land use zones, whilst 

adequate flexibility is already provided in the planning application system to allow for 

the change in uses to meet the changing needs of the market. 
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3.3 TPB Guidelines No. 22D 

The TPB Guidelines No. 22D for Development within “OU(B)” Zone promulgated in 

September 2007 is relevant in the following aspects.  

 

The “OU(B)” zone has been introduced to allow maximum flexibility in the use of 

existing industrial and I-O buildings as well as in the development of new buildings 

for both commercial and clean industrial uses.  The planning intention of the “OU(B)” 

zone is primarily for general employment uses.   

 

Whilst it is the intention to provide greater flexibility in the use of the existing industrial 

or I-O buildings before such buildings are redeveloped, it is necessary to ensure that 

the fire safety and environmental concerns are properly addressed.  In view of the 

possible presence of existing polluting and hazardous industrial uses, it is necessary 

to ensure compatibility of the uses within the same building until the whole building 

is modified/converted to accommodate the new non-polluting and less fire hazard-

prone uses. 

 

Fire Services Department should be satisfied on the risks likely to arise or increase 

from the proposed commercial use under application.  Owing to fire safety concern, 

the aggregate commercial floor areas on G/F of an existing industrial/I-O building 

with and without sprinkler systems should not exceed 460m2 and 230m2 respectively. 

For any application which would result in a slight exceedance of the relevant floor 

area limit, the applicant has to demonstrate that the fire safety concern can be 

satisfactorily addressed, and each case will be considered by the Board on its own 

merits. The above limits on commercial floor area do not apply to uses which are 

ancillary to or for the purposes of supporting the industrial activities and the routine 

activities of the workers in the industrial or I-O building.  These uses include bank, 

fast food counter, electrical shop, local provisions store and showroom in connection 

with the main industrial use.  

 

For all new development, redevelopment, conversion and material change of use, 

adequate parking and loading/unloading (L/UL) spaces should be provided in 

accordance with the requirements of the HKPSG, and all other statutory or non-

statutory requirements of relevant Government departments must also be met.  

3.4 Planning Intention  

The “OU(B)” zone is intended primarily for general business uses.  A mix of 

information technology and telecommunications industries, non-polluting industrial, 

office, and other commercial uses are always permitted in new “business” buildings.    

3.5 Statutory Planning Control 

According to Schedule II of the Notes of the OZP for the “OU(B)” zone applicable to 

industrial or industrial-office (I-O) building, ‘Shop and Services (not elsewhere 

specified)’ use on ground floor (except ancillary showroom) is a Column 2 use which 

requires planning permission from TPB. 

 

According to the Notes for “OU(B)” zone, no new development, or addition, alteration 

and/or modification to or redevelopment of an existing building shall result in a total  
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development and/ or redevelopment in excess of a maximum PR of 12.0, or the PR 

of the existing building, whichever is the greater. The Application Site is also subject 

to a maximum BH of 120mPD, or the height of the existing building, whichever is the 

greater.  A minimum requirement of 1.5m-wide non-building area from the lot 

boundary abutting Luk Hop Street shall be provided.  

 

3.6 Previous Application 

The Application Site was the subject of two previous planning applications (No. 

A/K11/154 and 235).  Application No. A/K11/154 for proposed hotel use at Nos. 15-

21 Luk Hop Street was approved with conditions by the TPB on 13 February 2004.   

Nevertheless, only a portion of the site at 15-19 Luk Hop Street1 was developed for 

the proposed hotel use under a subsequent Application No. A/K11/163 approved with 

conditions by the TPB on 13 August 2004.  

 

Application No. A/K11/235 for proposed minor relaxation of PR (+20%) for permitted 

non-polluting industrial use (excluding industrial undertakings involving the 

use/storage of dangerous goods) at 21 Luk Hop Street was approved with conditions 

by the TPB on 13 December 2019.  

 

3.7 Similar Application  

There are no similar applications on G/F of the subject building as the Application 

Premises is the only unit for workshop use on G/F under the OP Permit.  While there 

are 42 similar applications for ‘Shop and Services’ use on G/F of industrial or I-O 

buildings under the “OU(B)” zones within the OZP.  41 of them were approved with 

conditions by TPB between April 2004 and September 2021 mainly for the following 

reasons: - 

 

• the applied uses were considered generally in line with the planning intention of 

the “OU(B)” zone; 

• compatible with the changing land use character of the area, which was being 

transformed into commercial/business use; 

• similar approvals for ‘Shop and Services’ use approved on G/F units of other 

industrial and industrial-office buildings in the vicinity; and 

• applied uses generally complied with the TPB Guidelines No. 22D for 

development within “OU(B)” zone in that it would not induce adverse fire safety 

and environmental impacts.   

 

However, planning permissions for 5 applications (No. A/K11/177, 178, 179, 183 and 

194) were revoked due to non-compliance with approval conditions between October 

2007 and October 2009. 

 

A similar planning Application No. A/K11/214 for proposed temporary shop and 

services for a period of 5 years was rejected by TPB on 6 September 2013 for  

 
1 The developer of 15-19 Luk Hop Street decided to pursue hotel development independently within their own    

landholding instead of a joint venture development with the applicant’s site due to some commercial considerations. 
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reasons that the applied use does not comply with the TPB Guidelines No. 22D as 

the total floor area accountable for the aggregate commercial floor area has 

exceeded the maximum permissible limit of 230m2 for an industrial building without 

sprinkler systems; and the applied use is unacceptable from fire safety point of view.  

 

The latest Application No. A/K11/240 for shop and services at Factory Space No. F7, 

G/F, Wah Hing Industrial Mansions, 36 Tai Yau Street and 21-25 Tseuk Luk Street 

was approved with conditions on 24 September 2021 mainly for the abovementioned 

reasons.  

 

4 The Proposed Use 

 

4.1 Details of ‘Shop and Services’ Use 

The proposed ‘Shop and Services (not elsewhere specified)’ use on G/F (except 

ancillary showroom) is a Column 2 use which requires planning permission from the 

TPB based on the Schedule II of the Notes of the OZP for the “OU(B)” zone 

applicable to industrial or industrial-office (I-O) buildings. 

 

The Application Premises is within the ground floor area with an area of about 90m2.  

No changes in the development parameters, including PR, GFA and BH of the 

subject building are involved.  The floor plan of the current workshop use can be 

found at Appendix I.  

 

5 Justifications  

 

5.1 Market-led retail development with suitable location should be encouraged 

According to Chapter 6 of the HKPSG, retail development should be market-led and 

intervention from Government should be kept at minimum to allow the private sector 

to respond to the market efficiently.  As indicated in the 2020 Area Assessments, 

there is a mix of commercial buildings and hotels redeveloped/converted from IBs in 

Eastern Kowloon, including San Po Kong.  The proposed Application Premises with 

good accessibility for commercial purpose will accommodate the rising demand 

within the SPKBA.  Private sector has responded to the market by providing retail 

facilities in the “OU(B)” zones within the OZP area with permission from TPB.  

5.2 In Line with the Planning Intention and EKE Initiative 

The planning intention of the “OU(B)” zone is for general business uses.  A mix of 

information technology and telecommunications industries, non-polluting industrial, 

office and other commercial uses are always permitted in new “business” buildings.  

The Application Premises fully aligns with the planning intention of the “OU(B)” zone 

to provide floor space for ‘Shop and Services’ use under the OZP.  It will further 

facilitate and complement the transformation of the SPKBA, as well as the Eastern 

Kowloon from an area with clusters of traditional industrial uses to an attractive CBD 

under the EKE Initiative. 
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5.3 In line with TPB Guidelines No. 22D 

The Proposed Use at the Application Premises complies with the TPB Guidelines No. 

22D in that it would not induce adverse fire safety and environmental impacts on the 

developments within the subject building and the adjacent areas.  The subject 

building with the provision of sprinkler system is subject to a maximum permissible 

limit of 460m2 for aggregated commercial floor area and the Proposed Use should 

be counted towards the aggregate commercial floor area.  As mentioned in Section 

3.7, there are no similar applications for G/F of the building.  Hence, the total GFA of 

G/F is about 90m2, which is within the requirements of 460m2.  Moreover, the 

Application Premises is small in scale with parking and L/UL facilities available in the 

subject building and well served by various public transportation.  Hence, the 

Application Premises is in line with TPB Guidelines No. 22D.  

5.4 Compatibility with the Surrounding Context 

In terms of site context, the Application Premises is surrounded by a mix of IB, I-O 

and hotel developments within the SPKBA.  The Proposed Use serves the needs of  

the people working in the vicinity.  Under the EKE Initiative, the SPKBA is gradually 

being transformed into commercial use, thus, the Proposed Use is compatible with 

the changing land use character of the area.  

5.5 Similar Applications in “OU(B)” zones nearby 

As mentioned in Section 3.7, despite the absence of the similar application in G/F of 

the building, there are 41 out of 42 approved similar applications for ‘Shop and 

Services’ use on G/F of industrial or I-O buildings under the “OU(B)” zones within the 

OZP between April 2004 and September 2021.  The Application Premises has similar 

planning circumstances as the similar applications.  Should the Application Premises 

be approved, it will not set an undesirable precedent for similar applications in the 

SPKBA in the future.  

5.6 No Adverse Impacts 

Traffic Aspects 

 

Given the small-scale of the Application Premises, the traffic and L/UL requirements 

generated will not cause an unacceptable traffic impact on the area.  It is unlikely that 

the approval of the Application Premises would lead to an increase of illegal parking 

near the Application Premises along Luk Hop Street as there is adequate provision  
of parking and L/UL spaces available in the subject building (i.e., 19 carparking 

spaces and 2 L/UL spaces).  

 

Environmental Aspects 

 

The subject building was issued with the OP permit dated 21 February 2022 and the 

Proposed Use is a non-polluting use such that it would not pose adverse 

environmental impacts on the surroundings.  
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6 Conclusion  

 

This Application is submitted to seek TPB’s permission for the ‘Shop and Services’ at the 

Application Premises.  Favorable consideration by TPB is sought based on the following 

grounds: -  

 

a) The Application Premises, a market-led retail development with suitable location and 

good accessibility, should be encouraged in accordance with HKPSG Chapter 6;  

 

b) The Proposed Use aligns with the planning intention of “OU(B)” zone and the EKE 

initiative to provide additional commercial floor space in facilitating the transformation 

of SPKBA into an attractive CBD; 

 

c) It complies with the TPB Guidelines No. 22D regarding the fire safety and parking and 

L/UL requirements on developments within “OU(B)” zone and will not pose adverse fire 

safety nor environmental impacts on the surrounding areas; 

 

d) The Proposed Use is compatible with the surrounding context and the gradual 

changing of land use character;  

 

e) The Application Premises has similar planning circumstances as the approved similar 

applications in the same “OU(B)” zone on the OZP such that the approval of it will not 

set an undesirable precedent; and 

 

f) The Application Premises will not pose adverse traffic nor environmental impacts on 

the surrounding areas. 

 

In view of the above, we sincerely request TPB to give favorable consideration to this 

Application.  
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7 Appendix  

 

Appendix I 
 

G/F Floor Plan – Extract of Building Plan 
(Amendment) Approved on 18.1.2022  
 

 



 

 

Appendix I 

G/F Floor Plan – Extract of Building 

Plan (Amendment) Approved on 

18.1.2022 
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APPLICATION FOR PERMISSION 

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE (CAP 131) 

PROPOSED ‘SHOP AND SERVICES’ IN WORKSHOP SPACE, G/F (PORTION),  

21 LUK HOP STREET, SAN PO KONG, 

NEW KOWLOON INLAND LOT NO. 4873 

ON DRAFT TSZ WAN SHAN, DIAMOND HILL AND SAN PO KONG OUTLINE ZONING PLAN NO. S/K11/30 

(SECTION 16 PLANNING APPLICATION NO. A/K11/243 – FURTHER INFORMATION 1) 

 

 

Comments  Response(s) 

Fire Services Department  

received on 14 September 2022 

(Contact: Mr. Lau Ka-Shun | Tel: 3971 4654) 

 

1. Based on the submitted information, the application is not 

supported.  Please clarify whether the area under this application is 

completely separated from the industrial portion.  All construction 

material/ partition wall with fire resistance rating should be indicated 

on plans for our further consideration.  The subject building is fully 

protected with a sprinkler system so that the maximum permissible 

aggregated commercial floor area on G/F is 460m2 in accordance 

with TPB PG-No. 25D. 

 

The Applicant confirms that the back exit connecting between the 

subject Application Premises and the industrial portion would be sealed 

off with non-combustible building material (i.e. Y-tong with 2 hours of 

Fire Resistance Rating (FRR)) as per request (Appendix II) and will 

update with progress.  Formal submission will be made for approval by 

the Building Authority during the compliance with approval condition 

stage. Hence, the Application Premises is completely separated from 

the industrial portion.  

 

As confirmed by officer Mr. Lau on 14 September 2022 via phone 

conversation that the FRR for Elements of Construction of Appendix III 

would be adequate in showing the details. Please refer to the relevant 

information regarding the FRR of the workshop area and the main 

entrance on G/F in red boxes of Appendix III. 
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Comments  Response(s) 

Transport Department 

received on 26 September 2022 

(Contact: Mr. Alan Cheng  | Tel: 2399 2507)   

 

1. Please advise the shop and services nature, i.e. food or clothing, 

and the number of loading / unloading per week.   

 

The proposed shop and services would be of food and beverage nature. 

Estimated trips generated from the delivery of goods to loading / 

unloading area will be a maximum of 2 trips per week and each loading 

/ unloading slot will be less than 15 minutes.   

 

2. Please advise if the loading  / unloading would be carried out inside 

the proposed building.  Please also justify if the 2 existing nos of 

loading / unloading facility inside the building is adequate for the use 

of the proposed shop and the whole building.   Loading / unloading 

along Luk Hop Street is not recommended.  

 

The loading / unloading would be carried out inside the building, i.e. at 

the existing 2 loading / unloading spaces on G/F of the subject building, 

which are shared among the whole building.  The estimated trips 

generated from the delivery of goods to loading / unloading area will be 

a maximum of 2 trips per week and each loading / unloading slot will be 

less than 15 minutes.  The required usage of existing loading / unloading 

spaces will be minimal.  As such, the existing loading / unloading facility 

is adequate for the use of the proposed shop and the whole building.   

   

3. Please advise if additional car parking facility is required under 

HKPSG due to the subject renovation works.  

 

No additional car parking facility is required as the customers will visit 

the proposed shop by public transport and the existing loading / 

unloading facility on G/F is adequate for the proposed use. 

4. The building run in / out access is on the back lane which is not 

managed by this department.  Please seek the relevant department 

(i.e. LandsD) to comment on the proposed shop and services with 

the above arrangement and provide to TD for information.  

 

Noted.  

5. Please show the access route from the loading / unloading bay to 

the proposed shop on plan.  

 

Please see Appendix II. 
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Comments  Response(s) 

6. Please note that the Commissioner for Transport has the rights to 

impose, alter or cancel any car parking, loading / unloading facilities 

and / or any no-stopping restrictions, on all local roads to cope with 

changing traffic conditions and needs.  The frontage road space 

would not be reserved for any exclusive uses of the subject 

development.   

Noted.  
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Revised Layout Plan 
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Proposed ‘Shop and Services’

For Identification Purposes Only
N.T.S.

G/F Floor Plan, 21 Luk Hop Street, San Po Kong
EXTRACT OF BUILDING PLAN (AMENDMENT) APPROVED ON 18.1.2022

Access route from loading / unloading bay to the Premises

A/K11/243 FI(1) – Appendix II

Back exit connecting to the industrial portion to be 

sealed off with non-combustible building materials (Y-tong)
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Table of Fire Resistance Rating for 

Elements of Construction 



 

APPLICATION FOR PERMISSION 

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE (CAP 131) 

PROPOSED ‘SHOP AND SERVICES’ IN WORKSHOP SPACE, G/F (PORTION),  

21 LUK HOP STREET, SAN PO KONG, 

NEW KOWLOON INLAND LOT NO. 4873 

ON DRAFT TSZ WAN SHAN, DIAMOND HILL AND SAN PO KONG OUTLINE ZONING 

PLAN NO. S/K11/30 

(SECTION 16 PLANNING APPLICATION NO. A/K11/243 – FURTHER INFORMATION 1) 

 

 

APPENDIX III: IN RESPONSE TO COMMENTS FROM FSD 

 

*EXTRACT FROM BUILDING PLAN (AMENDEMENT) APPROVED ON 18.1.2022 
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MPC Paper No. A/K11/243 

Advisory clauses  

(a) to note the comments from the District Lands Officer/Kowloon East, Lands 

Department (DLO/KE, LandsD) that: 

(i) The proposed ‘Shop and Services’ uses at the Premises is found in conflict with 

the existing lease. Should the planning application be approved by the Board, 

the owner is required to apply to Lands Department for a temporary waiver or 

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

guarantee that the temporary waiver or lease modification would be approved 

and if the application is eventually approved by Lands Department in the 

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

conditions, including payment of any administrative fee and waiver fee or 

premium, as considered appropriate by Lands Department; 

(ii) Upon receipt of the application of waiver/lease modification, if submitted by the 

owner of the Premises, he is required to demonstrate the dimensions and 

calculation of the floor area etc. in all respects to the satisfaction of Lands 

Department; and 

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

Government’s right to take enforcement action pursuant to his prevailing 

practice against any breach of lease identified at the Premises pursuant to his 

prevailing practice.  All the conditions contained in the lease governing the Lot 

shall remain in full force and effect. 

 

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

(i) Fire service installations and equipment shall be provided to the satisfaction of 

Fire Services Department. Detailed Fire Services requirements will be 

formulated upon receipt of formal submission of general building plans;   

(ii) Means of escape completely separated from the industrial portion shall be 

available for the Premises; 

(iii) Regarding matters related to fire resisting construction of the Premises, the 

applicant is reminded to comply with the “Code of Practice for Fire Safety in 

Buildings” (FS Code) which is administered by the Building Authority (BA); 

and 

(iv) The applicant’s attention is drawn to the “Guidance Note on Compliance with 

Planning Condition on Provision of Fire Safety Measures for Commercial Uses 

in Industrial Premises”. 

 

(c) to note the comments of the Chief Building Surveyor/Kowloon, Buildings Department 

(CBS/K, BD) that: 

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

Ordinance (BO); 

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

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

including (but not limited to) the following:  

1. Adequate means of escape should be provided in accordance with 
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Building (Planning) Regulation (B(P)R) 41(1) and the Code of Practice 

for Fire Safety in Buildings 2011 (FS Code);  

2. Fire barrier with adequate fire resisting construction between the 

Premises and the remaining portion of the subject building should be 

provided in accordance with Building (Construction) Regulation 35 and 

the FS Code;  

3. Access and facilities for persons with a disability should be provided in 

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

Barrier Free Access 2008;  

4. Adequate sanitary fitments should be provided to the Premises in 

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

Drainage Works and Latrines) Regulations;  

5. If the proposed use under application is subject to the issue of a licence, 

please be reminded that any existing structures on the application site 

intended to be used for such purposes are required to comply with the 

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

licensing authority;  

6. For unauthorised building works (UBW) erected on private 

land/buildings, enforcement action may be taken by the BD to effect their 

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

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

constructed as an acceptance of any existing building works or UBW on 

the application site under the BO; and 

7. The applicant’s attention is drawn to Practice Note for Authorized 

Persons, Registered Structural Engineers and Registered Geotechnical 

Engineers App-47 that the Building Authority has no powers to give 

retrospective approval or consent for any UBW;  

(iii) Detailed comments under BO can only be formulated at the building plans 

submission stage. 

 

(d) to note the comments of the Commissioner for Transport (C for T) that he has the 

rights to impose, alter or cancel any car parking, loading/unloading facilities and/or 

any no-stopping restrictions, on all local roads to cope with changing traffic 

conditions and needs.  The frontage road space would not be reserved for any 

exclusive uses of the subject development. 
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