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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
deposited 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

Applied use/
development

/

(i) Gross floor area
and/or plot ratio

sq.m Plot Ratio

Domestic About
Not more than

About
Not more than

Non-domestic About
Not more than

About
Not more than

(ii) No. of block Domestic

Non-domestic

Composite

For Form No. S.16-I S.16-I

Sha Tin Outline Zoning Plan No. S/ST/34

NIL

20.13

Portion of Workshop F9 (Formerly 9) on LG/F Wah Lok Industrial 
Centre (Phase II) Nos.31-35 Shan Mei Street Shatin New Territories

Industrial

Shop and Services 

NA

NA











Executive Summary 
APPLICATION FOR PERMISSION 

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE (CAP. 131) 
Portion of workshop F9 located on lower ground floor of Wah Lok Industrial Centre (Phase II) 

Nos.31-35 Shan Mei Street Sha Tin New Territories  
from "Industrial" to “Proposed Shop and Services (Real Estate Agency)” use  

 
1. The Premises is zoned "Industrial" ("I") under the Sha Tin Outline Zoning Plan No. S/ST/34. 
This submission is to seek permission to use the application premises (the Premises) for 
“Shop and Services“ use.  
 
2. Situated at the north-western side of Sui Wo Road, the total floor area of the Premises is 
20.13 sq.m. 
 
3. Our client's intention is to seek the Board's approval for “Shop and Services” use. The 
proposed development parameters are as follows: 
 

Premises Address Portion of workshop F9 located on lower ground floor of Wah 
Lok Industrial Centre (Phase II) Nos.31-35 Shan Mei Street Sha 
Tin New Territories 

Zoning "Industrial" ("I") 

Proposed Use “Shop and Services”  

No. of buildings One 

No. of Storeys One 

No. of Units Portion of One Unit 

Internal Floor Area (IFA) 20.13 sq.m. 

 
4. Considering the amount of new developments in the neighborhood, there is increasing 
demand for “Shop and Services” use in this part of Fo Tan Area; 
 
5. With similar planning applications were granted with planning approval, the current 
planning application would meet the planning conditions and allow more efficient use of 
scarce land resources; 
 
6. In the past 4 years, there are 4 precedent planning approval cases for Shop and Services 
(Real Estate Agency) use within the same area under Sha Tin Outline Zoning Plan; 
 
7. The proposed use would not jeopardize the planning intention of “I” should it be considered 
essential to be implemented by the Board in the future; 
 
8. Valuable land resources can be optimized due to its locational advantage and the 
exceptionally physical state and unique background of the Premises; 
 
9. No adverse traffic impact will be anticipated due to no additional traffic generated and the 
minimal daily trips generation of vehicles to/from the Premises for the proposed use; 
 
10. No undesirable precedent will be created given the distinctive characteristics and 
background of the Premises that it is rare to find other “I” sites having the same 
characteristics. 
 
11. TPB is recommended to approve this Shop and Services use. 
 



行政摘要 

根據《城市規劃條例》第 16 條提出規劃許可申請 

更改現有建築物或其部分內的用途 

新界沙田山尾街 41號華樂工業中心第二期底層 F9室(部分) 

從「工業」用途改變為臨時商店及服務行業  

 

1. 根據沙田分區計劃大綱圖(編號 S/ST/34)， 該處所現劃作「工業」用途（“I” ）。這次提交的修訂

圖則申請，是根據城市規劃條例第 16條，將該處所從「工業」用途改變為商店及服務行業。 

 

2. 該處所位於穗禾路西北面，該處所面積為20.13平方米。 

 
3. 我們的客戶的意圖是尋求董事會批准“商店及服務行業” 。 擬議的開發參數如下： 

 

該處所地址 新界沙田山尾街 41號華樂工業中心第二期底層 F9室(部分) 

規劃用途 「工業」用途（“I” ） 

用途 商店及服務行業 

建築物 一棟 

樓層 一層 

單位 一單位(部分) 

面積 20.13 平方米  

 

4.  考慮到附近的新開發項目，對商店及服務行業在這一部分火炭區的需求越來越大; 

 

5. 目前的規劃申請符合規劃條件，如果通過類似的規劃申請獲得規劃批准，可以更有效地利用稀缺

的土地資源; 

 

6. 過去 4年，沙田分區計劃大綱圖內同一地區內有 4個商店及服務行業 (房地產代理) 使用的規劃審

批個案先例; 

 

7. 如果城規會認為「工業」用途在這個區域是必須的，用途的性質不會危及「工業」用途的規劃意

向; 

 

8.  由於該處所其地理位置優勢以及特殊狀態和獨特背景，可以優化有價值的土地資源; 

 

9. 由於沒有產生額外的交通量，以及為建議的用途而往返該處所的車輛的每日行程最少，預計不會

產生不利的交通影響; 

 

10. 鑑於該處所的獨特特徵和背景，很難找到具有相同特徵的其他「工業」用途地點，因此不會產生

不良先例。 

 

11. 建議城規會批准這項商店及服務行業。 

https://maps.google.com.hk/?q=%E6%B2%99%E7%94%B0%E7%81%AB%E7%82%AD%E5%B1%B1%E5%B0%BE%E8%A1%9731-35%E8%99%9F%E8%8F%AF%E6%A8%82%E5%B7%A5%E6%A5%AD%E4%B8%AD%E5%BF%83C%E5%BA%A7416%E5%AE%A4%4022.39801%2C114.191288
https://www.oneday.com.hk/en_US/buildings/WahLokIndustrialCentre/
https://maps.google.com.hk/?q=%E6%B2%99%E7%94%B0%E7%81%AB%E7%82%AD%E5%B1%B1%E5%B0%BE%E8%A1%9731-35%E8%99%9F%E8%8F%AF%E6%A8%82%E5%B7%A5%E6%A5%AD%E4%B8%AD%E5%BF%83C%E5%BA%A7416%E5%AE%A4%4022.39801%2C114.191288
https://maps.google.com.hk/?q=%E6%B2%99%E7%94%B0%E7%81%AB%E7%82%AD%E5%B1%B1%E5%B0%BE%E8%A1%9731-35%E8%99%9F%E8%8F%AF%E6%A8%82%E5%B7%A5%E6%A5%AD%E4%B8%AD%E5%BF%83C%E5%BA%A7416%E5%AE%A4%4022.39801%2C114.191288
https://www.oneday.com.hk/en_US/buildings/WahLokIndustrialCentre/
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anders surveyors company limited 
安國測量師行有限公司 

 

1. The Proposal 

 

The applicant seeks planning permission to use the application premises (the 

Premises) for “Shop and Services” use.  

 

2. The Premises and its Surrounding Areas 

 

The Premises consists of a portion of workshop F9 located on lower ground floor 

of Wah Lok Industrial Centre (Phase II) Nos.31-35 Shan Mei Street Sha Tin New 

Territories which is currently used as a real estate agency; and with direct access 

to Sui Wo Road. Location Plan is shown in Appendix 1. 

 

The Premises currently falls within an area zoned “Industrial” (“I”) under the 

approved Sha Tin Outline Zoning Plan No. S/ST/34 gazetted on 8 June 2018. 

According to the Notes to the OZP, “Shop and Services (not elsewhere specified) 

ground floor only, except in wholesale conversion of an existing building and 

Ancillary Showroom which may be permitted on any floor) use in “I” zone requires 

planning permission from the Town Planning Board (the Board). The relevant OZP 

is shown in Appendix 2. 

 

The Premises, with a floor area of about 20.13 sq.m., is located on the lower ground 

floor of Wah Lok Industrial Centre abutting onto Sui Wo Road. The proposed retail 

shop is used for real estate agency use. The opening hours is Monday to Sunday 

from 10am to 7pm. 

 

In support of the application, the applicant attached the application form. The 

coloured assignment plan is shown in Appendix 3 and layout plan of the Premises 

submitted by the applicant are shown in Appendix 4. 

  

Appendix Ia of
RNTPC Paper No. A/ST/1003B
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3. Justifications 

 

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

detailed in this planning statement. 

 

They can be summarized as follows:- 

 

There are parking and loading/unloading facilities in the subject industrial 

building. The proposed real estate agency/retail use will not generate any 

environmental and traffic impact to Fo Tan Industrial Area; and Real estate agency 

services. 

 

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

 

The applicant is the sole “current land owner”. A copy of the land search record is 

shown in Appendix 5. 

 

5. Town Planning Board Guidelines 

 

The ‘Town Planning Board Guidelines for Use/Development within “Industrial” 

Zone’ (TPB PG-No.25D), which was revised and promulgated in September 2007, 

is relevant to this application. For a proposed commercial use in an industrial 

building, relevant planning assessment criteria are summarized as follows: 

 

1. It should be demonstrated that there is a genuine need for the proposed use 

under application and no suitable alternative accommodation can be found in 

the vicinity. The location and scale of the proposed use should be justified on 

operational grounds. 

2. There should be an adequate provision of parking and loading/unloading 

facilities within the site in accordance with the Hong Kong Planning Standards 

and Guidelines and to the satisfaction of the Transport Department. 

3. The Fire Services Department (FSD) should be satisfied on the risks likely to 

arise or increase from the proposed commercial use under application. Owing 

to fire safety concern, the aggregate commercial floor areas3 on the ground 
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floor of an existing industrial/I-O building with and without sprinkler systems 

should as a general principle not exceed 460m2 and 230m2 respectively. The 

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 building. These uses include bank, fast food 

counter (sited at street level without seating accommodation and licensed as 

food factory), electrical shop (selling electrical accessories usually with 

repairing services and small in scale), local provisions store (selling cigarettes, 

drinks, canned food and other local convenience goods, and small in scale) and 

showroom in connection with the main industrial use. Moreover, the 

230m2/460m2 criteria do not apply to cases involving conversion of the low 

zone of an existing industrial for commercial uses if the commercial portion is 

completely separated from the industrial on the upper floors by a buffer floor 

of non-hazardous occupancy such as a car-parking floor. In all cases, separate 

means of escape should be available for the commercial portion. 

 

6. Similar Applications 

 

On the ground floor of Wah Lok Industrial Centre, it has been 12 similar planning 

applications for commercial uses which were approved by the Town Planning 

Board. The following 3 similar applications are still valid and should be counted 

towards the maximum permissible limit of 460 sq.m. for aggregate commercial 

floor area on the ground floor of an industrial building (with sprinkler system) 

according to TPB PG-No. 25D. 
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Applicant 

No. 

Application Premises Applied Use Floor 

Area 

(about) 

(m2) 

Decision 

Date 

Decision 

A/ST/558 Units F-9B(p) & F-9C(p), 

Lower Ground Floor, 

Wah Lok Industrial 

Centre Phase 2, 31-35 

Shan Mei Street, Fo Tan, 

Sha Tin, N.T., STTL 165 

Retail Shop 

(Selling of Metal 

and Hardware) 

20 12/04/2002 Approved/Agreed 

A/ST/916 Workshop D6, LG/F, Wah 

Lok Industrial Centre 

Phase 2, 31-35 Shan Mei 

Street, Fo Tan, Sha Tin, 

New Territories. 

Proposed Shop 

and Services 

47.7 17/03/2017 Approved with 

condition(s) on a 

temporary basis 

A/ST/941 Part A of Workshop E3, 

LG/F, Wah Lok Industrial 

Centre Phase 2, 31-35 

Shan Mei Street, Sha Tin, 

New Territories 

Proposed Shop 

and Services 

(Real Estate 

Agency) 

7.75 16/03/2018 Approved with 

condition(s) on a 

temporary basis 

Total: 75.45 sq.m. 

 

According to the TPB PG-No.25D, the limits on aggregate commercial floor area 

are applicable to the subject application. The aggregate commercial floor area is 

only 75.45 sq.m. With the addition of the commercial floor area of current planning 

application of 21.13 sq.m., the aggregate commercial floor area will be 95.58 sq.m. 

which is far less than the limits on aggregate commercial floor area. (The aggregate 

commercial floor areas do not apply to electrical shop and showroom in 

connection with the main industrial use.) 

 

 

7. Planning Justifications 

 

a. Planning Intention 

 

The “I” zone of Fo Tan is intended primarily for general industrial uses to ensure 

an adequate supply of industrial floor space to meet demand from production-

oriented industries. According to the Notes to the OZP, “Shop and Services (not 
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elsewhere specified) ground floor only, except in wholesale conversion of an 

existing building and Ancillary Showroom which may be permitted on any floor) 

use in “I” zone requires planning permission from the Town Planning Board 

 

8. Similar Approved Planning Applications 

 

a. Similar Application within the vicinity 

 

In the immediate neighbourhood of the Premises, there are three similar planning 

applications for commercial uses which were approved by the Committee from 

October 2016 to June 2020. We consider that they are the precedent cases that 

proven this area of Fo Tan is in need of real estate agency services. 

 

Applicant 

No. 

Application Premises Applied Use Decision Date  Decision 

A/ST/904 Unit 2A, G/F, Hopeful 

Factory Centre, 10-16 Wo 

Shing Street, Fo Tan, Sha 

Tin, N.T. 

Shop and Services 

(Real Estate 

Agency) 

14/10/2016 Approved with 

condition(s) on 

a temporary 

basis 

 A/ST/941 Part A of Workshop E3, 

LG/F, Wah Lok Industrial 

Centre Phase 2, 31-35 Shan 

Mei Street, Sha Tin, New 

Territories 

Proposed Shop and 

Services (Real 

Estate Agency) 

16/03/2018  Approved 

with 

condition(s) on 

a temporary 

basis 

 A/ST/953 Part C of Workshop 6, Level 

L1, Wah Yiu Industrial 

Centre, 30-32 Au Pui Wan 

Street, Fo Tan, Sha Tin, N.T. 

Shop and Services 

(Real Estate 

Agency) 

01/06/2018 Approved with 

condition(s) on 

a temporary 

basis 

 A/ST/960 Portion A1 of Unit 3, G/F, Fo 

Tan Industrial Centre, 26-28 

Au Pui Wan Street, Fo Tan, 

Sha Tin, New Territories 

Shop and Services 

(Real Estate 

Agency) 

21/09/2018 Approved with 

condition(s) on 

a temporary 

basis 

 

The Premises was proposed to change to “Shop and Services (Real Estate Agency)” 

and was approved with condition(s) on a temporary basis by the Town Planning 

Board on 16 November 2018. The applicant was strived to comply with the 

planning condition which was the fire services installation amid the social 

movement and the subsequent COVID-19 pandemic. The applicant applied for 
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extension of time six times. The fire services installation was completed on 7 

November 2020 but the applicant failed to obtain the extension of time from the 

Town Planning Board by the time and the previous planning approval was lapsed. 

 

b. Not Contrary to the Town Planning Board Guidelines (TPB PG-No. 25D) 

 

Based upon the assessments on the previously approved applications by relevant 

Government departments, the current application is considered in line with the 

aforesaid Guideline. In addition, the current application is in line with TPB PG-

No.25D.  

 

c. Temporary Nature Would Not Jeopardize Its Planning Intention of "I" 

zone 

 

Notwithstanding the Premises falls within an area zoned “I” on the Current OZP 

and that previous planning approval was granted by the Board when the Premises 

was being zoned “I”, temporary nature of the current application will by no means 

jeopardize the long term planning intention of “I” should it be considered essential 

to be implemented by the Board in future. Having considered the fact that some 

Shop and Services are sited to the immediate neighbourhood of the Premises, the 

proposed use in the interim at the Premises is deemed not unsuitable and is able 

to continuously and flexibly meet the demands on the proposed use.  

 

d. Optimization of Valuable Land Resources 

 

The proposed use would take full advantage of the location and the exceptional 

physical state/unique background of the Premises i.e. increasing demand for Shop 

and Services. By allowing the proposed use, land use optimization could be 

achieved. Besides, the proposed use is considered fully commensurate with its 

local geographical setting and ideal to attain utmost land use maximization 

without giving rise to detrimental impacts on the environment. 
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e. No Adverse Traffic Impact 

 

It is anticipated that by allowing the current application, the volume of traffic 

generated from the proposed use would not be increased and adversely affect the 

existing and planned road networks.  

 

f. No Creation of Undesirable Precedent 

 

Having realized the Board is entitled to consider planning applications, there may 

be little concern about setting an undesirable precedent by approving the current 

application. Comparable or identical grounds have to be established in judging the 

setting of a precedent. Given the distinctive characteristics and background 

associated with the Premises, having previous planning approval granted by the 

Board as well as the Premises is included under TPB PG-No. 25D, which in a sense, 

approving the current application should therefore not entail to the approval of 

other similar applications under any circumstances. 

 

g. Strived to comply with the planning condition for the previous 

planning approval 

 

The applicant was eager to carry out works with an aim to complying the 

prevailing legistations and requirements to allow for the existing “Shop and 

Services” use. Even though the business was badly hit by the social movement and 

the subsequent COVID-19 pandemic, the applicant strived to comply with the Fire 

Services installation (FS installation) requirements which was raised by the 

previous planning approval. The FS installation works were completed in 

November 2020 but the planning approval was lapsed. 

 

9. Conclusions 

 

This Planning Statement is submitted to the Board in support of a planning 

application for “Shop and Services” use at portion of workshop F9 located on lower 

ground floor of Wah Lok Industrial Centre. The Planning Statement serves to 
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provide background information and planning justifications in support of the 

proposed use in order to facilitate the consideration by the Board. 

 

The “Shop and Services” use at the Premises complies with the ‘Town Planning 

Board Guidelines for Use/Development within “Industrial” Zone’ (TPB PG-

No.25D).  

 

The Premises was proposed to change to “Shop and Services (Real Estate Agency)” 

and was approved with condition(s) on a temporary basis by the Town Planning 

Board on 16 November 2018. The applicant was strived to comply with the 

planning condition which was the fire services installation amid the social 

movement and the subsequent COVID-19 pandemic. The applicant applied for 

extension of time six times. The fire services installation was completed on 7 

November 2020 but the previous planning approval was lapsed.  

 

As the planning condition was being complied with by the applicant and they are 

now submit this planning application ensure the existing “Shop and Services” use 

is in compliance with the prevailing Town Planning Ordinance. 

 

The Premises currently falls within an area zoned “Industrial” (“I”) under the 

approved Sha Tin Outline Zoning Plan No. S/ST/34 gazetted on 8 June 2018. As 

explained throughout this Planning Statement, the proposed use is well justified 

on the following grounds:- 

 

1. Considering the amount of new developments in the neighborhood, there is 

increasing demand for “Shop and Services” use in this part of Fo Tan Area; 

 

2. With similar planning applications were granted with planning approval, the 

current planning application would meet the planning conditions and allow more 

efficient use of scarce land resources; 

 

3. In the past two years, there are three precedent planning approval cases for 

Shop and Services (Real Estate Agency) use within the same area under Sha Tin 
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Outline Zoning Plan; 

 

4. Temporary nature of the proposed use would not jeopardize the planning 

intention of “I” should it be considered essential to be implemented by the Board 

in the future; 

 

5. Valuable land resources can be optimized due to its locational advantage and 

the exceptionally physical state and unique background of the Premises; 

 

6. No adverse traffic impact will be anticipated due to no additional traffic 

generated and the minimal daily trips generation of vehicles to/from the Premises 

for the proposed use; 

 

7. No undesirable precedent will be created given the distinctive characteristics 

and background of the Premises that it is rare to find other “I” sites having the 

same characteristics. 
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anders surveyors company limited 
安國測量師行有限公司 

 

1. The Proposal 

 

The applicant seeks planning permission to use the application premises (the 

Premises) for “Shop and Services” use.  

 

2. The Premises and its Surrounding Areas 

 

The Premises consists of a portion of workshop F9 located on lower ground floor 

of Wah Lok Industrial Centre (Phase II) Nos.31-35 Shan Mei Street Sha Tin New 

Territories which is currently used as a real estate agency; and with direct access 

to Sui Wo Road. Location Plan is shown in Appendix 1. 

 

The Premises currently falls within an area zoned “Industrial” (“I”) under the 

approved Sha Tin Outline Zoning Plan No. S/ST/34 gazetted on 8 June 2018. 

According to the Notes to the OZP, “Shop and Services (not elsewhere specified) 

ground floor only, except in wholesale conversion of an existing building and 

Ancillary Showroom which may be permitted on any floor) use in “I” zone requires 

planning permission from the Town Planning Board (the Board). The relevant OZP 

is shown in Appendix 2. 

 

The Premises, with a floor area of about 20.13 sq.m., is located on the lower ground 

floor of Wah Lok Industrial Centre abutting onto Sui Wo Road. The proposed retail 

shop is used for real estate agency use. The opening hours is Monday to Sunday 

from 10am to 7pm. 

 

In support of the application, the applicant attached the application form. The 

coloured assignment plan is shown in Appendix 3 and layout plan of the Premises 

submitted by the applicant are shown in Appendix 4. 
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3. Justifications 

 

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

detailed in this planning statement. 

 

They can be summarized as follows:- 

 

There are parking and loading/unloading facilities in the subject industrial 

building. The proposed real estate agency/retail use will not generate any 

environmental and traffic impact to Fo Tan Industrial Area; and Real estate agency 

services. 

 

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

 

The applicant is the sole “current land owner”. A copy of the land search record is 

shown in Appendix 5. 

 

5. Town Planning Board Guidelines 

 

The ‘Town Planning Board Guidelines for Use/Development within “Industrial” 

Zone’ (TPB PG-No.25D), which was revised and promulgated in September 2007, 

is relevant to this application. For a proposed commercial use in an industrial 

building, relevant planning assessment criteria are summarized as follows: 

 

1. It should be demonstrated that there is a genuine need for the proposed use 

under application and no suitable alternative accommodation can be found in 

the vicinity. The location and scale of the proposed use should be justified on 

operational grounds. 

2. There should be an adequate provision of parking and loading/unloading 

facilities within the site in accordance with the Hong Kong Planning Standards 

and Guidelines and to the satisfaction of the Transport Department.   

3. The Fire Services Department (FSD) should be satisfied on the risks likely to 

arise or increase from the proposed commercial use under application. Owing 

to fire safety concern, the aggregate commercial floor areas on the ground floor 
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of an existing industrial/I-O building with and without sprinkler systems 

should as a general principle not exceed 460m2 and 230m2 respectively. The 

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 building. These uses include bank, fast food 

counter (sited at street level without seating accommodation and licensed as 

food factory), electrical shop (selling electrical accessories usually with 

repairing services and small in scale), local provisions store (selling cigarettes, 

drinks, canned food and other local convenience goods, and small in scale) and 

showroom in connection with the main industrial use. Moreover, the 

230m2/460m2 criteria do not apply to cases involving conversion of the low 

zone of an existing industrial for commercial uses if the commercial portion is 

completely separated from the industrial on the upper floors by a buffer floor 

of non-hazardous occupancy such as a car-parking floor. In all cases, separate 

means of escape should be available for the commercial portion. 

 

6. Similar Applications 

 

On the ground floor of Wah Lok Industrial Centre, it has been 12 similar planning 

applications for commercial uses which were approved by the Town Planning 

Board. The following 3 similar applications are still valid and should be counted 

towards the maximum permissible limit of 460 sq.m. for aggregate commercial 

floor area on the ground floor of an industrial building (with sprinkler system) 

according to TPB PG-No. 25D. 
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Applicant 

No. 

Application Premises Applied Use Floor 

Area 

(about) 

(m2) 

Decision 

Date 

Decision 

A/ST/558 Units F-9B(p) & F-9C(p), 

Lower Ground Floor, 

Wah Lok Industrial 

Centre Phase 2, 31-35 

Shan Mei Street, Fo Tan, 

Sha Tin, N.T., STTL 165 

Retail Shop 

(Selling of Metal 

and Hardware) 

20 12/04/2002 Approved/Agreed 

A/ST/916 Workshop D6, LG/F, Wah 

Lok Industrial Centre 

Phase 2, 31-35 Shan Mei 

Street, Fo Tan, Sha Tin, 

New Territories. 

Proposed Shop 

and Services 

47.7 17/03/2017 Approved with 

condition(s) on a 

temporary basis 

A/ST/941 Part A of Workshop E3, 

LG/F, Wah Lok Industrial 

Centre Phase 2, 31-35 

Shan Mei Street, Sha Tin, 

New Territories 

Proposed Shop 

and Services 

(Real Estate 

Agency) 

7.75 16/03/2018 Approved with 

condition(s) on a 

temporary basis 

Total: 75.45 sq.m. 

 

According to the TPB PG-No.25D, the limits on aggregate commercial floor area 

are applicable to the subject application. The aggregate commercial floor area is 

only 75.45 sq.m. With the addition of the commercial floor area of current planning 

application of 21.13 sq.m., the aggregate commercial floor area will be 95.58 sq.m. 

which is far less than the limits on aggregate commercial floor area. (The aggregate 

commercial floor areas do not apply to electrical shop and showroom in 

connection with the main industrial use.) 

 

7. Planning Justifications 

 

a. Planning Intention 

 

The “I” zone of Fo Tan is intended primarily for general industrial uses to ensure 

an adequate supply of industrial floor space to meet demand from production-

oriented industries. According to the Notes to the OZP, “Shop and Services (not 

elsewhere specified) ground floor only, except in wholesale conversion of an 



5 

 

existing building and Ancillary Showroom which may be permitted on any floor) 

use in “I” zone requires planning permission from the Town Planning Board 

 

b. Similar Applications in the neighboruhood 

 

In the immediate neighbourhood of the Premises, there are four similar planning 

applications for commercial uses which were approved by the Committee from 

October 2016 to June 2020. We consider that they are the precedent cases that 

proven this area of Fo Tan is in need of real estate agency services. 

 

Applicant 

No. 

Application Premises Applied Use Decision Date  Decision 

A/ST/904 Unit 2A, G/F, Hopeful 

Factory Centre, 10-16 Wo 

Shing Street, Fo Tan, Sha 

Tin, N.T. 

Shop and Services 

(Real Estate 

Agency) 

14/10/2016 Approved with 

condition(s) on 

a temporary 

basis 

 A/ST/941 Part A of Workshop E3, 

LG/F, Wah Lok Industrial 

Centre Phase 2, 31-35 Shan 

Mei Street, Sha Tin, New 

Territories 

Proposed Shop and 

Services (Real 

Estate Agency) 

16/03/2018  Approved 

with 

condition(s) on 

a temporary 

basis 

 A/ST/953 Part C of Workshop 6, Level 

L1, Wah Yiu Industrial 

Centre, 30-32 Au Pui Wan 

Street, Fo Tan, Sha Tin, N.T. 

Shop and Services 

(Real Estate 

Agency) 

01/06/2018 Approved with 

condition(s) on 

a temporary 

basis 

 A/ST/960 Portion A1 of Unit 3, G/F, Fo 

Tan Industrial Centre, 26-28 

Au Pui Wan Street, Fo Tan, 

Sha Tin, New Territories 

Shop and Services 

(Real Estate 

Agency) 

21/09/2018 Approved with 

condition(s) on 

a temporary 

basis 

 

The Premises was proposed to change to “Shop and Services (Real Estate Agency)” 

and was approved with condition(s) on a temporary basis by the Town Planning 

Board on 16 November 2018. The applicant was strived to comply with the 

planning condition which was the fire services installation amid the social 

movement and the subsequent COVID-19 pandemic. The applicant applied for 

extension of time six times. The fire services installation was completed on 7 

November 2020 but the applicant failed to obtain the extension of time from the 

Town Planning Board by the time and the previous planning approval was lapsed. 
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c. Not Contrary to the Town Planning Board Guidelines (TPB PG-No. 25D) 

 

Based upon the assessments on the previously approved applications by relevant 

Government departments, the current application is considered in line with the 

aforesaid Guideline. In addition, the current application is in line with TPB PG-

No.25D.  

 

d. Optimization of Valuable Land Resources 

 

The proposed use would take full advantage of the location and the exceptional 

physical state/unique background of the Premises i.e. increasing demand for Shop 

and Services. By allowing the proposed use, land use optimization could be 

achieved. Besides, the proposed use is considered fully commensurate with its 

local geographical setting and ideal to attain utmost land use maximization 

without giving rise to detrimental impacts on the environment. 

 

e. No Adverse Traffic Impact 

 

It is anticipated that by allowing the current application, the volume of traffic 

generated from the proposed use would not be increased and adversely affect the 

existing and planned road networks.  

 

f. No Creation of Undesirable Precedent 

 

Having realized the Board is entitled to consider planning applications, there may 

be little concern about setting an undesirable precedent by approving the current 

application. Comparable or identical grounds have to be established in judging the 

setting of a precedent. Given the distinctive characteristics and background 

associated with the Premises, having previous planning approval granted by the 

Board as well as the Premises is included under TPB PG-No. 25D, which in a sense, 

approving the current application should therefore not entail to the approval of 

other similar applications under any circumstances. 
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g. Strived to comply with the planning condition for the previous 

planning approval 

 

The applicant was eager to carry out works with an aim to complying the 

prevailing legistations and requirements to allow for the existing “Shop and 

Services” use. Even though the business was badly hit by the social movement and 

the subsequent COVID-19 pandemic, the applicant strived to comply with the Fire 

Services installation (FS installation) requirements which was raised by the 

previous planning approval. The FS installation works were completed in 

November 2020 but the planning approval was lapsed. 

 

8. Conclusions 

 

This Planning Statement is submitted to the Board in support of a planning 

application for “Shop and Services” use at portion of workshop F9 located on lower 

ground floor of Wah Lok Industrial Centre. The Planning Statement serves to 

provide background information and planning justifications in support of the 

proposed use in order to facilitate the consideration by the Board. 

 

The “Shop and Services” use at the Premises complies with the ‘Town Planning 

Board Guidelines for Use/Development within “Industrial” Zone’ (TPB PG-

No.25D).  

 

The Premises was proposed to change to “Shop and Services (Real Estate Agency)” 

and was approved with condition(s) on a temporary basis by the Town Planning 

Board on 16 November 2018. The applicant was strived to comply with the 

planning condition which was the fire services installation amid the social 

movement and the subsequent COVID-19 pandemic. The applicant applied for 

extension of time six times. The fire services installation was completed on 7 

November 2020 but the previous planning approval was lapsed.  

 

As the planning condition was being complied with by the applicant and they are 
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now submit this planning application ensure the existing “Shop and Services” use 

is in compliance with the prevailing Town Planning Ordinance. 

 

The Premises currently falls within an area zoned “Industrial” (“I”) under the 

approved Sha Tin Outline Zoning Plan No. S/ST/34 gazetted on 8 June 2018. As 

explained throughout this Planning Statement, the proposed use is well justified 

on the following grounds:- 

 

1. Considering the amount of new developments in the neighborhood, there is 

increasing demand for “Shop and Services” use in this part of Fo Tan Area; 

 

2. With similar planning applications were granted with planning approval, the 

current planning application would meet the planning conditions and allow more 

efficient use of scarce land resources; 

 

3. In the past two years, there are three precedent planning approval cases for 

Shop and Services (Real Estate Agency) use within the same area under Sha Tin 

Outline Zoning Plan; 

 

4. Valuable land resources can be optimized due to its locational advantage and 

the exceptionally physical state and unique background of the Premises; 

 

5. No adverse traffic impact will be anticipated due to no additional traffic 

generated and the minimal daily trips generation of vehicles to/from the Premises 

for the proposed use; 

 

6. No undesirable precedent will be created given the distinctive characteristics 

and background of the Premises that it is rare to find other “I” sites having the 

same characteristics. 
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Appendix II of
RNTPC Paper No. A/ST/1003B

Relevant extract of TPB Guidelines No. TPB PG-No. 25D
for use/development within “Industrial” Zone

The ‘Town Planning Board Guidelines for Use/Development within “Industrial” Zone’ (TPB
PG-No. 25D), which was revised and promulgated in September 2007, is relevant to this
application.  For a proposed commercial use in an industrial building, relevant planning
assessment criteria are summarized as follows:

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

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

(a) the FSD should be satisfied on the risks likely to arise or increase from the proposed
commercial use under application.  Owing to fire safety concern, the aggregate commercial
floor areas on the ground floor of an existing industrial building with and without sprinkler
systems should as a general principle not exceeding 460m2 and 230m2 respectively.  The
limits on aggregate 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 building.  These uses include bank, fast food counter (sited at street level
without seating accommodation and licensed as food factory), electrical shop, local
provisions store and showroom in connection with the main industrial use.   Moreover, the
230m2/460m2 criteria do not apply to cases involving conversion of the low zone of an
existing industrial building for commercial uses if the commercial portion is completely
separated from the industrial portion on the upper floors by a buffer floor of non-hazardous
occupancy such as a car-parking floor.  In all cases, separate means of escape should be
available for the commercial portion.
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Previous Application at
Portion of Workshop F9 (Formerly 9), LG/F, Wah Lok Industrial Centre Phase 2,

31-35 Shan Mei Street, Sha Tin, New Territories

Application approved by the RNTPC

No. Application
No.

Application
Premises

(Unit)
Applied Use

Floor Area
(m2)

(About)

Date of
Consideration

Approval
Condition(s)

1. A/ST/964 F9 Shop and
Services (Real
Estate Agency)

20.13 16.11.2018
(revoked)

(a), (b), (c)

Approval Conditions

(a) Approved on a temporary basis for a period of three years

(b) The submission and implementation of the fire safety measures within 6 months from the date of
approval to the satisfaction of the Director of Fire Services or of the Town Planning Board

(c) If the above planning condition (b) is not complied with by the specified date, the approval hereby
given shall cease to have effect and shall on the same date be revoked without further notice
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Similar Applications for ‘Shop and Services’ Use at
LG/F and UG/F, Wah Lok Industrial Centre

Applications Approved by the RNTPC/TPB in the Past 10 Years

No. Application
No.

Application
Premises

(Unit)
Applied Use

Floor Area
(m2)

(About)

Date of
Consideration

Approval
Condition

1 A/ST/558
F9B (Part)
and F9C

(Part)

Retail Shop (Selling of
Metal and Hardware) 20 12.4.2002 Nil

2 A/ST/916 D6 Proposed Shop and
Services 47.7 17.3.2017

(expired)
(a), (d),
(e), (f)

3 A/ST/941 E3 (Part) Shop and Services
(Real Estate Agency) 7.75 16.3.2018

(expired)
(a), (b),

(c)

4 A/ST/972 F9 (Part) Shop and Service
(Money Exchange) 18.9 19.7.2019

(revoked)
(b), (c),

(g)

20 m2

(A/ST/558 is valid planning permission
applicable for the maximum limit of 460m2

for aggregate commercial floor area)

Approval Conditions

(a) Approved on a temporary basis for a period of three years

(b) The submission and implementation of the fire safety measures within 6 months from the date of
approval to the satisfaction of the Director of Fire Services or of the Town Planning Board

(c) If the above planning condition (b) is not complied with by the specified date, the approval hereby
given shall cease to have effect and shall on the same date be revoked without further notice

(d) The submission of the fire service installations proposal within 9 months from the date of approval
to the satisfaction of the Director of Fire Services or of the Town Planning Board

(e) In relation to (d), the implementation of the fire service installations within 9 months from the date
of approval to the satisfaction of the Director of Fire Services or of the Town Planning Board

(f) If any of the above planning conditions (d) or (e) is not complied with by the specified date, the
approval hereby given shall cease to have effect and shall on the same date be revoked without further
notice

(g) Approved on a temporary basis for a period of five years
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Recommended Advisory Clauses

(a) prior planning permission should have been obtained before commencing the applied use at
the application premises;

(b) a temporary approval of five years is given in order to allow the Committee to monitor the
compliance of the approval conditions and the supply and demand of industrial floor space
in the area to ensure that the long term planning intention of industrial use for the
application premises will not be jeopardized;

(c) to note the comments of the District Lands Officer/Sha Tin, Lands Department (DLO/ST,
LandsD) that if the Town Planning Board approves the subject s.16 application, the term of
the above waiver may be revised or a new wavier application would be required unless that
applicant ensures that the internal floor area of the subject application will not exceed 20.1
m2 (about);

(d) to note the following comments of the Chief Building Surveyor/New Territories West,
Buildings Department that:

(i) the applied use shall be complied with the requirements under the BO and allied
regulations.  For instance, the shop shall be separated from the adjoining workshops by
fire barriers with Fire Resistance Rating of 120 minutes and the means of escape in
case of emergency of the existing adjoining premises shall not be adversely affected;

(ii) the sub-division of the unit / premises shall comply with the provisions of the BO and
allied regulations, in particular Building (Minor Works) Regulation in case of minor
works to be carried out.  The applicant should engage a prescribed building
professionals under the BO to co-ordinate the minor works, if necessary, and
prescribed registered contractors to carry out the minor works; and

(iii) The applicant is also advised to engage an authorized person to co-ordinate the
building works, if any; and

(e) to note the comments of the Director of Fire Services that:

(i) regarding matters related to fire resisting construction of the Premises, the applicant
should comply with the “Code of Practice for Fire Safety in Buildings” which is
administered by the Building Authority; and

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