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Relevant Extracts from the Town Planning Board Guidelines 

No. 25D on Use/Development within “Industrial” Zone 

6.2. For a proposed commercial use in an industrial building or on the upper floors of an 

industrial-office (I-O) building, the following main planning criteria are relevant:  

(a) It should be demonstrated that there is a genuine need for the proposed use under 

application and no suitable alternative accommodation can be found in the vicinity. 

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

(b) Depending on the circumstances of individual cases and the availability of I-O or 

‘business’ buildings in the vicinity at the time of application, the Board may grant 

temporary permission for ancillary showroom use exceeding 20% of the total UFA 

of an industrial firm in industrial buildings.  

(c) Provided that other criteria could be met and with good justifications, favourable 

consideration would be given to applications for showrooms requiring large floor 

area for the display of bulky goods and provision of adequate on-site loading/ 

unloading facilities, which could not normally be accommodated in conventional 

commercial/office buildings. 

(d) There should be an adequate provision of parking and loading/unloading facilities 

within the site in accordance with the Hong Kong Planning Standards and Guidelines 

and to the satisfaction of the Transport Department. The inclusion and operation of 

the proposed commercial use should not adversely affect the traffic conditions in the 

local road network.  

(e) The Fire Services Department (FSD) should be satisfied on the risks likely to arise 

or increase from the proposed commercial use under application. Owing to fire safety 

concern, the aggregate commercial floor areas1 on the ground floor of an existing 

industrial/I-O building with and without sprinkler systems should as a general 

principle not exceed 460m2 and 230m2 respectively. For any application which would 

result in a slight exceedance of the relevant floor area limit, the applicant has to 

demonstrate that the fire safety concern can be satisfactorily addressed, and each case 

will be considered by the Board on its own merits. The above limits on commercial 

floor area do not apply to uses which are ancillary to or for the purposes of supporting 

the industrial activities and the routine activities of the workers in the industrial or I-

O building. These uses include bank, fast food counter (sited at street level without 

seating accommodation and licensed as food factory), electrical shop (selling 

electrical accessories usually with repairing services and small in scale), local 

provisions store (selling cigarettes, drinks, canned food and other local convenience 

                                                
1 In calculating the floor area, staircases, common circulation areas, lift landings, lavatories, water closets and 

any space occupied by machinery for any lift, air-conditioning system or similar service provided for the 

building may be excluded. 



goods, and small in scale) and showroom in connection with the main industrial use. 

Any prospective applicant may check with the Planning Department on the aggregate 

commercial floor area figure in the concerned industrial or I-O building. Moreover, 

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

of an existing industrial or I-O building for commercial uses if the commercial 

portion is completely separated from the industrial or I-O portion on the upper floors 

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

separate means of escape should be available for the commercial portion. Also, FSD 

will not support commercial uses in the basement(s) of an industrial or I-O building 

as the basement(s) are more susceptible to fire risk and pose more serious hazards 

when involved in fire. 
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Previous Applications for Shop and Services  

at Portion of Ground Floor, HK JEBN Group Centre,  

13-15 Shing Wan Road, Tai Wai, New Territories 

 

Applications approved by the RNTPC 

No. 
Application 

No. 

Application 
Premises 

(Unit) 

Applied Use 
Floor Area 

(m
2
) (About) 

Date of 

Consideration 

Approval 

Conditions 

1 A/ST/873 
G/F 

(Portion) 
Shop and Services 450 4.9.2015 

A1, A2, A3, 

A4 

2 A/ST/962 
G/F 

(Portion) 

Temporary Shop 

and Services for a 

Period of 5 years 

448 19.10.2018 A1, A5, A6 

3. A/ST/1001 
G/F 

(Portion) 

Temporary Shop 

and Services for a 

Period of 3 years 

448 24.9.2021 A1, A7 

 

Approval Conditions 
 

A1. Approved on a temporary basis for a period of three years. 

 

A2. The submission of fire services installations proposal within 6 months from the date of planning 

approval to the satisfaction of the Director of Fire Services or of the Town Planning Board by 4.3.2016.  

 

A3. In relation to A2 above, the provision of fire service installations within 9 months from the date of 

planning approval to the satisfaction of the Director of Fire Services or of the Town Planning Board 

by 4.6.2016. 

 

A4. If any of the above planning conditions (a) or (b) (as stated in A2 and A3) 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. 

 

A5. 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 by 

19.4.2019. 

 

A6. If the above planning condition (as stated in A5) is not complied with by the specified date, the 

approval condition hereby given shall cease to have effect and shall on the same date be revoked 

without further notice.  

 

A7. The existing fire service installations implemented at the application premises should be maintained 

in efficient working order at all times. 
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Government Departments’ General Comments 

1. Land Administration 

Comments from the District Lands Officer/Sha Tin, Lands Department (DLO/ST, LandsD):  

 he has no in-principle objection to the planning application; and 

 his advisory comments are set out at Appendix V. 

2. Building  

Comments from the Chief Building Surveyor/New Territories East and Rail, Buildings Department 

(CBS/NTE2&Rail, BD): 

 he has no in-principle objection to the application under the Buildings Ordinance; and 

 his advisory comments are set out at Appendix V. 

3. Fire Safety 

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

 he has no in-principle objection to the application subject to water supplies for firefighting 

and fire service installations being provided to the satisfaction of the D of FS;  

 the subject industrial building is fully protected with a sprinkler system so that the 

maximum permissible aggregate commercial floor area on G/F is 460m2 in accordance 

with TPB PG-No. 25D.  The applied use under application is not counted up to the 

aggregate commercial floor area; and 

 his advisory comments are set out at Appendix V. 

4. Food and Environmental Hygiene  

Comments from the Director of Food and Environmental Hygiene Department (DFEH):  

 she has no adverse comment on the subject application;  

 there is one valid food factory licence with an area of 19.4m2 in respect of the Premises; 

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

 her advisory comments are set out at Appendix V. 

 

 



5. Other Departments  

The following departments have no in-principle objection or specific comments on the application:  

 Commissioner for Transport (C for T); and 

 District Officer (Sha Tin), Home Affairs Department (DO(ST), HAD). 
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Recommended Advisory Clauses 

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

(i) the Premises is situated on STTL No. 39 and is governed under New Grant No. 11247 (the 

New Grant).  Under the New Grant, the lot shall not be used for any purpose other than 

industrial or warehouse purposes or both excluding offensive trade.  A temporary waiver 

was granted by this office to allow the use of the subject premises with an internal floor area 

of about 413m2 for ‘Shop and Services’ purposes with a fixed term of three years certain 

commencing on 1.5.2017 and thereafter quarterly.   However, the applied area under the 

application (about 51m2) is different from the size and locality of the waiver area under the 

proposed waiver above.   While he is preparing to execute the temporary waiver above before 

the planning application was submitted, the owner has already applied for a new waiver for 

the revised area consistent with the application area; and  

(ii) under the established procedure for this case relating to ground floor of industrial building, 

the new waiver application to allow the application area of about 51m2 for ‘shop and services’ 

purposes will be processed by LandsD if the planning application is approved by the Town 

Planning Board.  However, there is no guarantee that the waiver application will be approved.  

Such application, if received by LandsD, will be considered by LandsD acting in the capacity 

as the landlord at its sole discretion and any approval for the waiver given would be subject 

to such terms and conditions including, inter alia, payment of waiver fee and administrative 

fee as may be imposed by LandsD. 

(b) to note the following comments of the Chief Building Surveyor/New Territories East and Rail, 

Buildings Department (CBS/NTE2&Rail, BD) that: 

(i) the applicant is advised to observe the following requirements which may necessitate the 

submission of plans for approval under the Buildings Ordinance, including adequate exit 

door with individual and total widths complying with the Code of Practice for Fire Safety in 

Building 2011 should be provided, and adequate provision of sanitary fitments should be 

provided for the proposed use; and   

(ii) further detailed comments will be given at plan submission stage. 

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

(i) detailed fire services requirements will be formulated upon receipt of a formal submission 

of Short Term Tenancy/Short Term Waiver, general building plans or referral of application 

via relevant licensing 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”. 

 



(d) to note the comments of the Director of Food and Environmental Hygiene Department (DFEH) that: 

(i) proper licence / permit issued by this Department is required if there is any food business / 

catering service / activities regulated by the Director of Food and Environmental Hygiene 

(DFEH) under the Public Health and Municipal Services Ordinance (Cap. 132) and other 

relevant legislation for the public.  Under the Food Business Regulation, Cap. 132X, a food 

business licence is required for the operation of the relevant type of food business listed in 

the Regulation.  For any premises intended to be used for food business (e.g. a restaurant, a 

food factory, a fresh provision shop), a food business licence from the FEHD in accordance 

with the Public Health and Municipal Services Ordinance (Cap. 132) shall be obtained.  The 

application for licence, if acceptable by the FEHD, will be referred to relevant government 

departments such as the Buildings Department, Fire Services Department and Planning 

Department for comment.  If there is no objection from the departments concerned, a letter 

of requirements will be issued to the applicant for compliance and the licence will be issued 

upon compliance of all the requirements; and 

(ii) there should be no encroachment on the public place and no environmental nuisance should 

be generated to the surroundings. Its state should not be a nuisance or injurious or dangerous 

to health and surrounding environment. Also, for any waste generated from such activities/ 

operation, the applicant should arrange disposal properly at their own expenses
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寄件者:
寄件⽇期 : 2024年10⽉09⽇星期三 16:00
收件者:

主旨: TPB/A/ST/1032

類別: Internet Email

Dear Mr. Lee,

As per your enquiry this afternoon, please be confirmed that there will be no Alterations and Addition works
(A&A works) under the Buildings Ordinance to be carried out at the application premises in the coming 3 years
(from October 2024 to October 2027).

Thank you.

Regards,

Please consider the environment before printing. 保護環境 減少列印

E-mail Disclaimer
This email (including any attachments) may contain confidential or legally privileged information. The information is solely for the use of the individual or entity to
whom it is addressed. If you are not the intended recipient(s), you are hereby notified that any disclosure, copying, distribution or taking any action based on it, is
strictly prohibited. If you have received this email in error, please notify the sender by responding this email and delete it from your system immediately.
Any views expressed in this email are only those of the author(s) and do not necessarily represent RHL International Ltd and /or its subsidiaries (RHL). RHL accepts
no liability whatsoever for any losses that may be caused as a result of the use of such information. Email transmission cannot be guaranteed to be secure, error-
free or virus-free. RHL is neither liable for the proper and complete transmission of the information nor for any damage caused by any virus transmitted by this email.
This email (including any attachments) may contain extracted service proposal information. This information should be read together with the General Terms of
Services of RHL. A copy can be provided upon request.

電郵免責聲明

此電郵(及附件)包含機密性資訊，並只供特定收件人/機構之用。如閣下非收件人，嚴禁擅自披露、複印、傳遞或使用電郵內的任何資料。如閣下誤收此電郵，請立

即通知發件人，並將電郵從電腦及網路伺服器中刪除。
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此電郵所載內容只屬編寫者之意見，並非必然代表永利行國際有限公司及/或其附屬公司(永利行)。永利行對選用此等資料而導致的損失概不負責。電子網路通訊無

法保證電郵安全性、準確性及無病毒性，永利行對任何資料錯誤、遺漏或病毒而引起的任何損失均不承擔責任。

此電郵(及附件)或包含服務建議撮要資料。有關訊息必須連同永利行標準服務建議內容一同詮釋。有關條款可查詢索取。
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Kenneth Hong Kiu LEE/PLAND

寄件者: Calvin Pang (RHL) 
寄件⽇期 : 2024年10⽉15⽇星期⼆ 10:55
收件者: tpbpd/PLAND
副本: Elizabeth NG/PLAND; Kenneth Hong Kiu LEE/PLAND
主旨: TPB/A/ST/1032

類別: Internet Email

Dear Sir/ Madam,

As per the enquiry from Mr. Kenneth Lee from Planning Department regarding the application premises site
area.
I am writing to clarify that the proposed application site area of 51 sq.m. includes the area allowing the
applicant for possible future expansion of the business area of the existing café.  In case of carrying out any
expansion of the café, the applicant shall follow those relevant regulations and conditions to obtain the
necessary licences.

Thank you.

Regards,

Please consider the environment before printing. 保護環境 減少列印

E-mail Disclaimer
This email (including any attachments) may contain confidential or legally privileged information. The information is solely for the use of the individual or entity to
whom it is addressed. If you are not the intended recipient(s), you are hereby notified that any disclosure, copying, distribution or taking any action based on it, is
strictly prohibited. If you have received this email in error, please notify the sender by responding this email and delete it from your system immediately.
Any views expressed in this email are only those of the author(s) and do not necessarily represent RHL International Ltd and /or its subsidiaries (RHL). RHL accepts
no liability whatsoever for any losses that may be caused as a result of the use of such information. Email transmission cannot be guaranteed to be secure, error-
free or virus-free. RHL is neither liable for the proper and complete transmission of the information nor for any damage caused by any virus transmitted by this email.
This email (including any attachments) may contain extracted service proposal information. This information should be read together with the General Terms of
Services of RHL. A copy can be provided upon request.
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電郵免責聲明

此電郵(及附件)包含機密性資訊，並只供特定收件人/機構之用。如閣下非收件人，嚴禁擅自披露、複印、傳遞或使用電郵內的任何資料。如閣下誤收此電郵，請立

即通知發件人，並將電郵從電腦及網路伺服器中刪除。

此電郵所載內容只屬編寫者之意見，並非必然代表永利行國際有限公司及/或其附屬公司(永利行)。永利行對選用此等資料而導致的損失概不負責。電子網路通訊無

法保證電郵安全性、準確性及無病毒性，永利行對任何資料錯誤、遺漏或病毒而引起的任何損失均不承擔責任。

此電郵(及附件)或包含服務建議撮要資料。有關訊息必須連同永利行標準服務建議內容一同詮釋。有關條款可查詢索取。


