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Previous Application 

 

Rejected Application 

 

Application No. Uses / Developments 
Date of 

Consideration 

Rejection 

Reasons 

A/NE-MKT/32 

Proposed Temporary Vehicle Repair 

Workshop with Ancillary Office for a Period 

of 3 Years 

24.11.2023 R1-R2 

 

 

Rejection Reasons 

 

R1 The development was not in line with the planning intention of the “Agriculture” zone which 

was primarily to retain and safeguard good quality agricultural land/farm/fish ponds for 

agricultural purposes.  It was also intended to retain fallow arable land with good potential for 

rehabilitation for cultivation and other agricultural purposes.  There was no strong planning 

justification in the submission to merit a departure from such planning intention, even on a 

temporary basis. 

 

R2 The applicant failed to demonstrate that the proposed use would not generate adverse traffic 

impact on the surrounding areas. 
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Government Departments’ General Comments 

 

1. Land Administration 

 

Comments of the District Lands Officer/North, Lands Department (DLO/N, LandsD): 

 

 she has no objection to the application; 

 

 the application site (the Site) comprises Old Schedule Agricultural Lot held under the Block 

Government Lease which contains the restriction that no structures are allowed to be erected 

without the prior approval of the Government.  No right of access via Government Land is granted 

to the Site; and 

 

 if the application is approved, the lot owner will need to apply to LandsD for a Short Term Waiver 

(STW) to permit the structure erected within the said private lot.  The application for STW will 

be considered by the Government in its capacity as a landlord and there is no guarantee that it 

will be approved.  The STW, if approved, will be subject to such terms and conditions including 

the payment of waiver fee and administrative fee as considered appropriate by LandsD.  Besides, 

given the proposed use is temporary in nature, only erection of temporary structure will be 

considered. 

 

 

2. Traffic 

 

Comments of the Commissioner for Transport (C for T): 

 

 having review the further information submitted by the applicant, he has no further comment on 

the application from traffic engineering perspective; and 

 

 should the application be approved, the applicant is required to implement the traffic management 

measures to his satisfaction, and the implemented traffic management measures shall be 

maintained at all times during the planning approval period. 

 

 

3. Drainage 

 

Comments of the Chief Engineer/Mainland North, Drainage Services Department (CE/MN, DSD): 

 

 he has no objection to the application from the public drainage viewpoint; 

 

 the Site is in the vicinity of an existing streamcourse to the east of the Site.  The applicant shall 

be required to place all the proposed works at least 3m away from the top of the bank of the 

streamcourse.  All the proposed works in the vicinity of the streamcourse should not create any 

adverse drainage impacts, both during and after construction.  Proposed flooding mitigation 

measures if necessary shall be provided at the resources of the applicant to my satisfaction; and 

 

 should the application be approved, conditions should be included to request the applicant to 

submit and implement a drainage proposal for the Site to ensure that it will not cause adverse 

drainage impact to the adjacent area, and the implemented drainage facilities at the Site shall be 

maintained at all times during the planning approval period. 
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4. Landscape 
 

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department 

(CTP/UD&L, PlanD): 

 

 she has no objection to the application from the landscape planning perspective; and 

 

 with reference to the aerial photo in 2023, the Site is located in an area of rural inland plains 

landscape character comprising of vegetated areas, clusters of tree groups, temporary structures 

and woodland within the “Green Belt” zone.  According to site photos in 2023, the site is fenced 

off and hard paved with temporary structure.  Significant adverse impact on the landscape 

character and the existing landscape resources within the Site arising from the proposed use is not 

anticipated. 

 

 

5. Fire Safety 

 

Comments of the Director of Fire Services (D of FS): 

 

 he has no in-principle objection to the application subject to fire service installation and water 

supplies for firefighting being provided to his satisfaction. 

 

 

6. Project Interface 

 

Comments of the Project Manager (North), Civil Engineering and Development Department (PM(N), 

CEDD): 

 

 the proposed use is located within the proposed development area of Lo Wu/Man Kam To 

(LW/MKT) under the Planning and Engineering Study for New Territories North New Town and 

Man Kam To.  Please note that the Planning and Engineering (P&E) Study already commenced 

on 29.10.2021.  While the implementation programme of LW/MKT is being formulated under 

the P&E Study, the site formation works will likely commence soon after the completion of 

detailed design in next stage.  Hence, subject to the land use planning in the P&E Study, the 

proposed use, if approved, may need to be vacated for the site formation works. 

 

 

7. Environment 

 

Comments of the Director of Environmental Protection (DEP): 

 

 no adverse comments from the environmental planning perspective; 

 

 the Site was the subject of one substantiated environmental complaint in relation to water 

pollution in 2023, involving the small amount of mud and dirt on the nearby road.  His office has 

reminded the responsible site representative to take dust reduction measures, such as keep 

watching the mid condition of site entrance and wash the floor if necessary to avoid causing 

nuisance.  Subsequent inspections found that the situation had improved and there was no muddy 

water was noted at the nearby access road and water channel.  As no violations of environmental 

legislation were identified, no enforcement action is deemed necessary. 
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8. Building Matters 
 

Comments of the Chief Building Surveyor/New Territories West, Buildings Department (CBS/NTW, 

BD): 

 

 he has no objection to the application; 

 

 before any new building works (including containers/open sheds as temporary buildings, 

demolition and land filling, etc.) are to be carried out at the Site, prior approval and consent of 

the Building Authority should be obtained, otherwise they are unauthorized building works under 

the Buildings Ordinance (BO).  An Authorized Person should be appointed as the co-ordinator 

for the proposed building works in accordance with the BO.  Detailed advisory comments under 

the BO are appended in Appendix IV. 

 

 

9. Other Departments 

 

The following government departments have no objection to/no comment on the application: 

 

(a) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD); 

 

(b) Chief Highway Engineer/New Territories East, Highways Department (CHE/NTE, HyD); 

 

(c) Commissioner of Police (C of P); and 

 

(d) District Officer (North), Home Affairs Department (DO(N), HAD).
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Recommended Advisory Clauses 

 

(a) to note the comments of the District Lands Officer/North, Lands Department (DLO/N, LandsD) 

that 

(i) the application site (the Site) comprises Old Schedule Agricultural Lot held under the Block 

Government Lease which contains the restriction that no structures are allowed to be erected 

without the prior approval of the Government.  No right of access via Government Land is 

granted to the Site; and 

(ii) if the planning application is approved, the lot owner will need to apply to LandsD for a Short 

Term Waiver (STW) to permit the structure erected within the said private lot.  The 

application for STW will be considered by the Government in its capacity as a landlord and 

there is no guarantee that it will be approved.  The STW, if approved, will be subject to such 

terms and conditions including the payment of waiver fee and administrative fee as considered 

appropriate by LandsD.  Besides, given the proposed use is temporary in nature, only erection 

of temporary structure will be considered; 

(b) to note the comments of the Director of Environmental Protection (DEP) that: 

(i) the latest “Code of Practice on Handling the Environmental Aspects of Temporary Uses and 

Open Storage Sites” issued by the Environmental Protection Department (EPD) should be 

followed to minimise potential environmental nuisance to the surrounding area; 

(ii) adequate supporting infrastructure/facilities for proper collection, treatment and disposal of 

waste/wastewater generated from the applied use should be provided.  If septic tank and 

soakaway system will be used in case of unavailability of public sewer, its design and 

construction shall follow the requirements of EPD’s Practice Note for Professional Person 

(ProPECC) PN 1/23 “Drainage Plans subject to Comment by the Environmental Protection 

Department” including percolation test and are duly certified by an Authorised Person; and 

(iii) it is the obligation of the applicant to meet the statutory requirements under relevant pollution 

control ordinances; 

(c) to note the comments of the Chief Engineer/Mainland North, Drainage Services Department 

(CE/MN, DSD) that: 

(i) the Site is in an area where no public sewer connection is available; 

(ii) the applicant is advised on the following general requirements of the drainage proposal: 

- surface channel with grating covers should be provided along the site boundary; 

- a drainage plan should be provided clearly showing the size, levels and routes of the 

proposed drainage.  The details (invert level, gradient, general sections etc.) of the 

proposed drain/surface channel, catchpits and the discharge structure shall be provided; 

- the cover levels of proposed channels should be flush with the existing adjoining ground 

level; 

- a catchpit with covers should be provided where there is a change of direction of the 

channel/drain.  The details of the catchput with covers should be provided; 

- catchpits with sand trap shall be provided at the outlets of the proposed drainage system.  

The details of the catchpit with sand trap should be provided; 

- the applicant should check and ensure that the existing drainage downstream to which 

the proposed connection will be made have adequate capacity and satisfactory condition 
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to cater for the additional discharge from the captioned site.  He should also ensure that 

the flow from this Site will not overload the existing drainage system; 

- the applicant is reminded that where walls are erected or kerbs are laid along the boundary 

of the same, peripheral channels should be provided on both sides of the walls or kerbs, 

and/or adequate openings should be provided at the walls/kerbs to allow existing overland 

flow passing through the Site to be intercepted by the drainage system of the Site with 

details to be agreed by DSD, unless justified not necessary; 

- the applicant is reminded that all existing flow paths as well as the run-off falling onto 

and passing through the Site should be intercepted and disposed of via proper discharge 

points.  The applicant shall also ensure that no works, including any site formation works, 

shall be carried out as may adversely interfere with the free flow condition of the existing 

drains, channels and watercourses on or in the vicinity of the subject site any time during 

or after the works; 

- the proposed drainage works, whether within or outside the site boundary, should be 

constructed and maintained properly by the applicant and rectify the system if it is found 

to be inadequate or ineffective during operation at his/her own expense; 

- for works to be undertaken outside the lot boundary, the applicant should obtain prior 

consent and agreement from DLO/N of LandsD and/or relevant private lot owners; 

- the applicant should make good all the adjacent affected areas upon the completion of the 

drainage works; 

- the applicant shall allow all time free access for the Government and its agent to conduct 

site inspection on his completed drainage works; 

- the applicant and the successive lot owners shall allow connections from the adjacent lots 

to be completed drainage works on Government Land when so required; and 

- photos should be submitted clearly showing the current conditions of the area around the 

Site, the existing drainage/flowpaths around the Site, the proposed drainage from the Site 

to the downstream existing watercourse and the existing watercourse at about 20m 

intervals.  The locations of the camera and the direction of each photo should also be 

indicated on a plan; 

(d) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department (CTP/UD&L, PlanD) that the applicant is reminded that approval of the application 

does not imply approval of tree works such as pruning, transplanting and felling.  The applicant 

should seek approval for any proposed tree works from relevant departments prior to 

commencement of the work; 

(e) to note the comments of the Director of Fire Services (D of FS) that in consideration of the 

design/nature of the proposal, fire service installations (FSIs) are anticipated to be required.  

Therefore, the applicant is advised to submit relevant layout plans incorporated with the proposed 

FSIs to this Department for approval.  In addition, the applicant should note that: 

(i) the layout plans should be drawn to scale and depicted with dimensions and nature of 

occupancy; and 

(ii) the location of where the proposed FSI to be installed should be clearly marked on the layout 

plans; 
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if the proposed structures are required to comply with the Buildings Ordinance (Cap. 123) (BO), 

detailed fire service requirements will be formulated upon receipt of formal submission of general 

building plans; 

(f) to note the comments of the Project Manager (North), Civil Engineering and Development 

Department (PM(N), CEDD) that the proposed temporary office on a three-year basis (the 

proposed use) is located within the proposed development area of Lo Wu/Man Kam To (LW/MKT) 

under the Planning and Engineering Study for New Territories North New Town and Man Kam 

To.  Please note that the P&E Study already commenced on 29.10.2021.  While the implementation 

programme of LW/MKT is being formulated under the P&E Study, the site formation works will 

likely commence soon after the completion of detailed design in next stage.  Hence, subject to the 

land use planning in the P&E Study, the proposed use, if approved, may need to be vacated for the 

site formation works; 

(g) to note the comments of the Chief Highway Engineer/New Territories East, Highways Department 

(CHE/NTE, HyD) that the applicant is required to sort out the land issue as attached with relevant 

land authorities.  Adequate drainage measures such as U-channels shall be provided to prevent 

surface runoff flowing from the Site to the nearby public roads.  The ingress and egress of the Site 

should be properly constructed according to HyD’s Standard Drawings; and 

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

(CBS/NTW, BD) that: 

(i) the Site shall be provided with means of obtaining access thereto from a street under the 

regulation 5 and 41D of the Building (Planning) Regulations (B(P)R) respectively; 

(ii) the Site does not abut on a specified street of not less than 4.5m wide and its permitted 

development intensity shall be determined under regulation 19(3) of the B(P)R at building 

plan submission stage; 

(iii) for unauthorized building works (UBW) erected on leased land, enforcement action may be 

taken by the Buildings Department to effect their removal in accordance with the prevailing 

enforcement policy against UBW as and when necessary.  The granting of any planning 

approval should not be construed as an acceptance of any existing building works or UBW 

on the Site under the BO; 

(iv) the applicant may wish to note that in general there is no requirement under the BO in respect 

of provision of car parking spaces for a proposed development.  However, the applicant’s 

attention is drawn to the provision of accessible car parking spaces designated for the use of 

persons with a disability as per the requirements under regulation 72 of B(P)R and Division 

3 of Design Manual: Barrier Free Access 2008; 

(v) any temporary shelters or converted containers for storage or office, canteen or other uses are 

considered as temporary buildings and subject to the control of Part VII of the B(P)R; and 

(vi) detailed checking under the BO will be carried out at building plan submission stage. 
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Gist of Application
(Please provide details in both English and Chinese as far as possible.  This part will be circulated to relevant 
consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and
available at the Planning Enquiry Counters of the Planning Department for general information. ) 
(

)  
Application No. (For Official Use Only) ( )

Location/address

Site area sq. m About 

(includes Government land of sq. m About ) 

Plan
 

Zoning

Type of 
Application

Temporary Use/Development in Rural Areas or Regulated Areas for a Period of 
/

Year(s) ___三年____ Month(s) ____________

Renewal of Planning Approval for Temporary Use/Development in Rural 
Areas or Regulated Areas for a Period of 

/

Year(s)  ____________ Month(s) ____________

Applied use/ 
development

/

For Form No. S.16-III S.16-III

DD90，LOT610 S.A RP

390

S/NE-MKT/4

文锦渡分區發展大綱圖
AGR ZONE

臨時私人辦公室（爲期三年）
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附件: DD90,610.pdf page 8.pdf; 公司補充資料.pdf; 政府收地地政文件.pdf; 地政新發展組文

件.pdf

類別: Internet Email

 

Appendix Ib of RNTPC
Paper No. A/NE-MKT/38A



Form No. S16-III 表格第 S16-III 號 

8 

7. Justifications 理由

The applicant is invited to provide justifications in support of the application.  Use separate sheets if necessary.  

現請申請人提供申請理由及支持其申請的資料。如有需要，請另頁說明）。 

Part 7  第 7 部分 

近年來，由於蓮塘口岸通關后，附近一帶開始邁入全新的發展階段，無論是運輸頻率上升，政府工程

增加，以及附近多處土地的變更，例如申請地段附近的大型木廠的搭建，都證明文錦渡及蓮塘一帶

的需求出現變化。隨著發展深入，本地區對辦公空間的需求同樣會持續上升，而目前，本地區並沒有相

關的功能性設施。辦公場所的設立可以帶動周邊商業和服務設施的發展，如餐飲，零售，娛樂等

提升整個地區的活力及質量。且本申請地段靠近主要交通幹道和小巴站，有助吸引企業入駐，為他們

減少通勤時間及交通壓力。另一方面，相比起農地利用，將土地更改為私人辦公場所能促進當地

的經濟發展並為當地村民創造出更多的就業機會，同時銜接著政府對於蓮塘一帶未來的發展計劃。

環境方面，目前土地處於空置狀態，雜草叢生。變更后可人為地調節環境，例如進行綠化，改善環境質量

目前，建興木業工程有限公司準備申請使用本地段作爲臨時辦公室。該公司原址

爲地段DD95, LOT331作爲木廠使用，由於古洞北發展區政府收地工程，他們需要在9月28日前搬遷地址到

其他地方，本申請人已為他們挑選蓮麻坑一帶作爲搬遷選址，但工程及準備工作龐大，需要多年時間新選

址為蓮麻坑路DD80, LOT516，517，525等多段折合約15700平方米，預計從申請到建造完畢需耗

時三至四年，因此目前該公司希望能在這段建造時間内使用本申請地段作爲臨時辦公室做過渡期

原因如下：首先，本地段租金便宜，對比起市區的寫字樓，能令該公司免受高昂租金困擾。其次，該地

段臨近即將搬遷的選址，該公司負責人認爲本申請地段作爲臨時性的辦公場地對他們視察木廠搭建或暫

時的工作安排能夠提供便利。同時，因爲本地段目的作爲一個臨時的辦公室，該公司並不需要

進行填土或搭建工程，按計劃來看，該公司要求僅需要一個40尺貨櫃擺在場地作爲辦公室，且壓平原有

黃泥土地即可，對周邊環境並沒有太大影響及投資較少。

而木廠的新選址，蓮麻坑路等段，亦是經過該公司多方選擇後得出的最佳位置。在先前，建興公司已

經就著搬遷事宜向地政署提交幾個合適地段，如元朗，恐龍坑一帶及文錦渡。但由於地段租金及面積，

以及祖堂地等複雜的人際關係因素，而導致該公司不得不放棄這些地段。最後在各方推薦下，認爲蓮麻

坑一帶為最佳之選，無論是足夠的面積，清晰明朗的業主關係，以及對周邊村民的影響並不大（因村民

居住地離申請場地有足夠遠的距離）。

該公司對於辦公室的需求是迫切的，在原址上，建興木業工程有限公司分別有兩個一層的辦公室，而

辦公室内常有10位員工在内工作，因此在新址申請及建設的期間，考慮到租金及與場地的距離，以及同

樣能夠與附近木廠便捷地進行交流，因此選定本申請地段作爲辦公室之用。就著這些理由，希望貴署能

考慮請批准該次申請。
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Here is the reply to TD's comments. Please call me if you have any questions or I have to defer this application 
for two months. 
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Application No. A/NE-MKT/38 

To TD’s comments: 

1. There are four parking areas on the application site, which allow 

employees to work in the office only. In addition, their working 

time is from 9 a.m. to 5 p.m., and they will have a 1.5-hour lunch 

break. In fact, traffic will not be affected by this situation even in 

rush hour. Those cars come from Sheung Shui and pass through 

Man Kam To Road to Lin Ma Hung Road. The entrance and exit of 

the application site are near the main road. 

2. There is a layout plan to prove the number of parking spaces is 

enough for employees and the area of parking space. 

 



The office will have six to eight employees, who will use three to four 

parking spaces. One backup parking space is available for the 

manager or others related to the company. So, the parking spaces 

are certainly adequate. 

3. The width of the vehicular access is 7.5 meters; it includes 

entrance and exit. 

4. As the parking spaces are near the entrance/exit, the path is short.

 

5. The employees are required not to wait outside to ensure no cars 

are queuing. The gate is built big enough to accommodate two 

cars' income and export at the same time. 

6. To ensure the president's safety, some facilities will be set up near 



the gate. First, the connection between the main road and the 

sidewalk will be put on an LED light billboard that says, ‘Vehicles 

entering, please pay attention.’ The light will switch on when a car 

is nearing. Second, there is another billboard that shows ‘ 5KM/H’ 

to remind drivers to control their speed when they are entering or 

exiting. 

7. To prevent illegal visitors from entering the site, the gate is 

controlled by electrical devices. And only using a remote 

controller can open the gate. The gate is closing as usual. 
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To TD’s comments: 

1.  

 

5.其中三個車位是提供給員工，一個車位為流動的，提供給相關的

管理人員。場地三個私家車位對於員工是足夠的，他們有部分人會

搭乘同一車輛，有部分人則會選擇搭乘公共交通工具。 在高峰時段

安排工作人員在場外指揮車輛進入，避免車輛在場外排隊現象。 

6. 明確的標誌和指示：在停車場進出口和主要路徑設置清晰的標示

不准訪客停車；安裝監控攝像頭：在停車場內部和出口安裝監控攝

像頭，以便錄像和監視任何非法停車行為。同時會有員工監視，如

非相關人士的車輛則會拒絕他們的進入。 

7.大門會使用電動趟門，無車輛出入時會常關；在上下班時間（早

上 9 點至 10 點，及下午四點到五點）會常開，直至場地内員工到

達。大門的頂部會有 LED 燈，在開啓時會閃爍及發出聲響，提醒有

車輛出入。大門完全開啓的時間約為 5 秒，在開啓時，車輛或需駛

入門外的人行道上，以避免阻礙交通。 

Transport Generation
9:00 to 10:00 10:00 to 11:00 11:00 to 12:00 12:00 to 13:00 13:00 to 14:00 14:00 to 15:00 15:00 to 16:00 16:00 to 17:00

Mon 3 1 1 2 2 1 1 3
Tue 3 1 1 2 2 1 1 3
Wed 3 1 1 2 2 1 1 3

Thu 3 1 1 2 2 1 1 3
Fri 3 1 1 2 2 1 1 3
Sat 0 0 0 0 0 0 0 0

Sun 0 0 0 0 0 0 0 0
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1. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.

 ( ) 333 15
( )

2. Please read the “Guidance Notes” carefully before you fill in this form.  The document can be downloaded from the
Board’s website at http://www.tpb.gov.hk/.  It can also be obtained from the Secretariat of the Board at 15/F, North Point
Government Offices, 333 Java Road, North Point, Hong Kong (Tel: 2231 4810 or 2231 4835), and the Planning Enquiry
Counters of the Planning Department (Hotline: 2231 5000) (17/F, North Point Government Offices, 333 Java Road, North
Point, Hong Kong and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories).

 (
http://www.tpb.gov.hk/)  ( 333 15  – 2231 4810
2231 4835) ( 2231 5000) ( 333 17

1 14 )

3. This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning
Enquiry Counters of the Planning Department.  The form should be typed or completed in block letters.  The processing
of the application may be refused if the required information or the required copies are incomplete.

1. Name of Applicant /

( Mr. / Mrs. / Miss / Ms. / Company / Organisation )

2. Name of Authorised Agent (if applicable) /

( Mr. / Mrs. / Miss / Ms. / Company / Organisation )

3. Application Site 

(a) Full address / location /
demarcation district and lot 
number (if applicable)

(b) Site area and/or gross floor area
involved Site area sq.m About

Gross floor area sq.m About

(c) Area of Government land included
(if any) sq.m About

Parts 1, 2 and 3 1 2 3

高盛（合和）實業有限公司(GO SHING (HOPEWELL) INDUSTRIAL LIMITED

DD90, LOT610 S.A RP  

390

100

N/A
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Cheryl Tsz Man TSANG/PLAND

 寄件者: December Huang < >
寄件日期: 2024年09月30日星期㇐ 0:29
收件者: Cheryl Tsz Man TSANG/PLAND
主旨: Planning Application No. A/NE-MKT/38額外補充資料
附件: Planning Application.pdf

類別: Internet Email
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Planning Application No. A/NE-MKT/38 

 

關於申請理由，本人希望能作出進一步的補充。該申請實

際與另外一宗申請，編號為 A/NE-TKLN/89 相關，本申請實

際為兩位木厰提供臨時性的辦公場所。 

首先，本申請地段正在蓮麻坑路路旁，進入木廠場地僅需

5-8 分鐘車程，因此交通方面是十分便捷。如若在上水或粉

嶺租賃寫字樓，除去租金的高昂，車程亦增加至 25 分鐘，

對辦公場所與木廠的協調性會造成較大影響。 

其次，木廠在建設好後或會尋求其他更合適的地方作辦公

場所，但目前在木廠搬遷的期間，他們急需一處場所去進

行各項工作，兩位負責人在綜合各方因素，包括交通，租

金及周邊環境的影響下，最終確認目前最合適的地點就是

本申請地段。同時，另一宗申請，因消防安全等因素，負

責人表示不會在木廠的申請增加任何辦公場所。 

最後，就著本申請，木廠負責人提供目前他們因搬遷而準

備清拆的辦公室相片，以示其迫切需求。 
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