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Fw: Application No. A/YL-NTM/459 Departmental Comments(TD, PlanD and 
AFCD)
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 Yen PY LEUNG/PLAND/HKSARG
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From: LUK Kin Wa, Ken 
Sent: Wednesday, June 28, 2023 1:18 PM
To: 'tpbpd@pland.gov.hk' <tpbpd@pland.gov.hk>
Subject: Application No. A/YL-NTM/459 Departmental Comments(TD, PlanD and AFCD) 
 

城市規劃委員會秘書
 

現提交以下有關這申請之補充資料及附件, 煩請處理, 謝謝.
 
 
3. Comments from District Planning Officer/FS&YLE, Planning 
Department 

- Please indicate the location of ponds (if any), farming area and paddy 
field on the layout plan. 
請詳見(附件A)之布局設計圖內現時綠色為池塘, 黃色為農耕區及橙色為稻田, 另附上有
關之相片(見附件B,C及D)

- Please provide the estimated number of visitors per day on weekdays 
and weekends & public holidays respectively. 
平日來訪訪客大約有150人, 週末及假期則大約有300人

- Please provide the number of staff at the site.
平日有工作職員6人, 週末及假期則8人
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- Please confirm that no loudspeaker, audio amplifier and public 
announcement system will be used at the site.
申請地點現時並沒有任何擴音器, 喇叭等音頻放大器, 將來若能運作亦無打算設置有關

系統, 申請場所主張寧靜環境的 

- Please provide more details on the operation and target participants of 
the education centre at the northern part of the site. 
申請人會為本港學校提供免費敎學種植, 對象為幼兒園學童及中小學學生, 每次活動學
校會安排人數大約15-20人參加, 申請人會在“敎學中心”之田地上向學生即場講解示
範 種植耕作, 亦會讓學員去親身體驗種植過程, 每次種植活動之主題植物品種都不同, 
視乎季節而定, 敎學目的是主要讓學生體驗大自然, 學習尊重生命, 領悟珍惜感恩及勤勞
精神.
 
 
Please find below comments from Transport Department and Planning 
Department for your follow up. 

1. Comments from the Commissioner for Transport: 
(

- The applicant should provide details of the trip generation and 
attraction induced by the proposed development and demonstrate that 
the traffic generated from the subject site would not have traffic impact 
on the public road network. 
申請人主張訪客乘坐公共交通工具前往, 不准駕車訪客停泊車輛於申請地點內及附近地
方, 所以大部份訪客會慣常分別於元朗市中心乘坐九巴76K, 綠色小巴75號及76號, 紅色
小巴17號, 以及於錦上路西鐵站外乘坐綠色小巴78號多條公共交通工具路線, 直達紅點
落車位置後沿綠色步行路線(見附件E至G)步行約五分鐘便可到達申請地點, 非常快捷方
便, 根本無須要駕車前往, 所以對附近交通路面情況沒有影響

- The applicant should provide full justification on not providing car 
parking space and loading / unloading area. 
申請地點附近有兩個大型停車場能提供合共約四百個車位(見附件E及H) 配合小部份駕
車訪客, 駕車人士會前往停泊後再步行約十五分鐘便到達申請地點, , 加上申請人主張訪
客乘坐公共交通工具前往, 不准駕車訪客停泊車輛於申請地點內及附近地方, 故申請地
點不會提供車位予訪客停泊車輛.
 

2. Comments from Chief Town Planner/Urban Design and Landscape 
Unit, Planning Department 

- The applicant is advised to provide further information indicating the 























Urgent Return Receipt Requested Sign Encrypt Mark Subject Restricted Expand personal&public groups

Application No. A/YL-NTM/459 Departmental Comments
28/08/2023 18:18

From: "LUK Kin Wa, Ken" . .
To: "'tpbpd@pland.gov.hk'" <tpbpd@pland.gov.hk>
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城市規劃委員會秘書/ 規劃主任
 
現提交以下有關這申請之補充資料及附件, 煩請處理.
 

 
Dear Ken, 
Please find below comments from Transport Department for your follow 
up.
 
 
Comments from Commissioner for Transport, Transport Department:
(Contact Person: 
 
 
- The proposed walking route from PT station to the subject site in the FI 
is not a proper footpath and may have safety concerns. Please review. 
   
  訪客可以使用嘉龍路沿支路步行直接到達申請地點
 

- The applicant should indicate all the PT stations (such as GMB No. 75, 
76) on the location plan and show the proposed walking routes from the 
corresponding PT stations to the subject site for our comment. 
 
請詳見(附件 K) 訪客乘坐各條公共交通工具於落車位置後再步行可直達申

請地點
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- Please provide the estimated number of visitors to the subject site 
during the weekend in the application.
  
  週末全日來訪訪客大約共有300人左右
 

- The two car parks mentioned in the FI is more than 1km away from the 
subject site. It is unlikely that people will park there and walk for more 
than 1km to the site.The reason for not providing car parking space and 
loading / unloading area in the subject site does not justified. Please 
review.
 
因申請人是根據以往兩個停車場之負責人表示駕車人士會停泊車輛後直接
步行到申請地點的
 
申請地點裡面沒有提供停泊車位給訪客有以下原因:
 

1)      現時已有多條公共交通工具路線行經申請地點附近.
2)      避免因來訪車輛數目增多而有可能出現阻塞嘉龍路情況, 影響附近

居民.
3)      絕大部份訪客均不是駕車人士

   
   至於申請地點裡面之上落貨區位置見( 附件 L)
 

 
Dear Ken, 

Please find below comments from PlanD, LandsD and CEDD for your 
follow up. 
Comments from District Planning Officer/FS&YLE, Planning Department 



- Please provide more information on the types of products (e.g. 
agricultural products, flowers) to be sold in the the proposed shop.
  申請地點之小賣部主要售賣當季時令各種花類農作物、飲品和紀念品如
鎖匙扣及水晶石等
 
- Please indicate the access road connecting the land parcel surrounded 
by the application site on the layout plan. Also, please clarify that 
whether the access road will be opened up for public use.
任何人如常仍然可以使用申請地點範圍內之行人通路(見附件L), 並沒有限

制使用及封阻
 
Comments from the Project Manager (North), Civil engineering and 
Development Department: 

(Contact Person: 
- Please be advised that the subject site is within the proposed boundary 
of San Tin / Lok Ma Chau Development Node (STLMC DN). According 
to the latest tentative development programme of STLMC DN, the 
construction work and land resumption will commence after the FC 
funding approval tentatively by 2024. Thus, the subject site, within the 
boundary of STLMC DN, will probably be required for timely clearance 
and construction.
  申請人已知悉申請地點在有關上述發展項目之範圍內, 所以現時亦有配合

拓展處及地鐵人員入內進行探土及測量工程, 如日後政府收地發展, 申請地

點會清場交吉配合上述發展項目.
 
 
Comments from the District Lands Officer/Yuen Long, Lands 
Department:
(Contact Person: 
- LandsD has grave concerns given that there are unauthorized building 
works and / or uses on Lot Nos. 922, 936 & 938 in D.D.102 which are 
already subject to lease enforcement actions according to case priority. 
The lot owner should remedy the lease breaches as demanded by 
LandsD.
申請人已獲得有關上述地段之業主同意, 可以向地政處申請短期豁免書

(STW)以糾正上述地段原先出現之違規情況
 



 
陸先生
Tel: 
 

This e-mail is confidential. It may also be legally privileged. If you are not the addressee you may not copy, forward, disclose or use any 
part of it. If you have received this message in error, please delete it and all copies from your system and notify the sender immediately by 
return e-mail. 
Internet communications cannot be guaranteed to be timely, secure, error or virus-free. The sender does not accept liability for any errors or 
omissions. 

此乃保密電子郵件，並可能享有法律特權。如閣下並非此電子郵件的指定收件人，閣下不得複製、轉發、披露或使用此電子郵件
的任何部份。若閣下錯誤地收到此電子郵件，請立刻將此電子郵件及所有複本從閣下的系統中刪除，並且立刻以回覆電子郵件通
知寄件人。
經互聯網通訊並不保證通訊準時、安全、不含錯漏或電腦病毒。寄件人對所引致的任何錯誤或遺漏概不負責。 
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Relevant Extracts of Town Planning Board Guidelines for
Application for Developments within Green Belt Zone

under Section 16 of the Town Planning Ordinance (TPB PG-No. 10)

According to TPB PG-No. 10, the relevant assessment criteria are summarized as follows:

(a) there is a general presumption against development (other than redevelopment) in “GB”
zone.  In general the Board will only be prepared to approve applications for development
in the context of requests to rezone to an appropriate use;

(b) an application for new development in “GB” zone will only be considered in exceptional
circumstances and must be justified with very strong planning grounds;

(c) the design and layout of any proposed development should be compatible with the
surrounding areas.  The development should not involve extensive clearance of existing
natural vegetation, affect the existing natural landscape, or cause any adverse visual
impact on the surrounding environment;

(d) the vehicular access road and parking provision proposed should be appropriate to the
scale of the development and comply with relevant standards.  Access and parking should
not adversely affect existing trees or other natural landscape features. Tree preservation
and landscaping proposals should be provided;

(e) the proposed development should not overstrain the capacity of existing and planned
infrastructure such as sewerage, road and water supply. It should not adversely affect
drainage or aggravate flooding in the area; and

(f) the proposed development should not be susceptible to adverse environmental effects
from pollution sources nearby such as traffic noise, unless adequate mitigating measures
are provided, and it should not itself be the source of pollution.
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Government Departments’ General Comments

1. Traffic

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

· He has no adverse comment from traffic engineering point of view; and

· Advisory comments as detailed in Appendix IV.

Comments of the Chief Engineer/Railway Development 2-2, Railway Development Office,
Highways Department (CE/RD 2-2, RDO, HyD):

· Part of the subject site falls within the Administrative Route Protection (ARP) boundary
and area of influence (AOI) of the Northern Link (NOL) Main Line. The detailed
planning and design of the NOL Main Line are still under development. The scheme is
subject to further changes. For proper railway route protection of NOL Main Line, it is
suggested incorporating relevant railway reserve, railway protection and access clauses
in the land grant lease conditions of the site;

· The construct of NOL Main Line may commence in 2025 tentatively. The area within
the ARP may be affected at the time for the construction, operation and maintenance of
the NOL Main Line, while the area within AOI would also be affected, such as noise
and vibration of the NOL Main Line. The applicant should consider the possible
impacts from NOL Main Line as mentioned above; and

· Advisory comments as detailed in Appendix IV.

2. Environment

Comments of the Director of Environmental Protection (DEP):

· He has no objection to the application;

· There was no substantiated environmental complaint concerning the Site received by
Environmental Protection Department in the past three years; and

· Advisory comments as detailed in Appendix IV.

3. Landscape

Comments of the Chief Town Planner/Urban Design and Landscape, Planning Department
(CTP/UD&L, PlanD):

· She has no comment from landscape planning point of view; and

· The site is currently in use with farmlands, ponds, scattered trees, a channelized river
and some temporary structures.  Referring to the applicant’s submission, no tree felling
is proposed within the site.  The proposed use is considered not incompatible with the
landscape setting in proximity; and
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· Advisory comments as detailed in Appendix IV.

4. Drainage

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

· He has no objection in principle from drainage operation and maintenance point of view;

· After the completion of the required drainage works, the applicant shall provide DSD
for reference a set of record photographs showing the completed drainage works with
corresponding photograph locations marked clearly on the approved drainage plan;

· All the proposed drainage facilities should be constructed and maintained by the
applicant at his own cost.  The applicant should ensure and keep all drainage works on
site under proper maintenance at all times; and

· Advisory comments as detailed in Appendix IV.

5. Fire Safety

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

· He has no objection in principle to the proposal subject to fire service installations (FSIs)
being provided to his satisfaction;

· In consideration of the design/nature of the proposal, FSIs are anticipated to be required.
The applicant is required to submit relevant layout plans incorporated with the proposed
FSIs for his approval; and

· Advisory comments as detailed in Appendix IV.

6. Other Departments

The following government departments have no objection to/no adverse comment on the
application and their advisory comments, if any, are in Appendix IV:

· Chief Building Surveyor/New Territories West, Buildings Department;

· Chief Engineer/Construction, Water Supplies Department;

· Chief Highway Engineer/New Territories West, Highways Department (HyD);

· Chief Town Planner/Urban Design and Landscape, Planning Department;

· Commissioner of Police;

· Director of Agriculture, Fisheries and Conservation;

· Director of Electrical and Mechanical Services;

· Director of Food and Environmental Hygiene; and
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· District Officer (Yuen Long), Home Affairs Department.
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Recommended Advisory Clauses

(a) The application site (the Site) falls within the boundary of the San Tin Technopole.  The
Site may be resumed by the Government and that the proposed operation of the Site may
be terminated at any time during the planning approval period for implementation of
government projects;

(b) to note the comments of the District Lands Officer/Yuen Long, Lands Department
(DLO/YL, LandsD) that:

� should planning approval be given to the subject planning application, the lot owners
will need to immediately apply to this office to permit the structures to be erected or
regularize any irregularity on site, if any;

� the applicant has to either exclude the Government Land (GL) from the Site or apply
for a formal approval prior to the actual occupation of the concerned GL; and

� given the proposed use is temporary in nature, only application for regularisation or
erection of temporary structure(s) will be considered.  Application(s) for any of the
above will be considered by LandsD acting in the capacity of the landlord or lessor at
its sole discretion and there is no guarantee that such application will be approved.
If such application is approved, it will be subject to such terms and conditions,
including among others the payment of rent or fee, as may be imposed by LandsD.

(c) to note the comments of the Commissioner for Transport (C for T), Transport Department
that:

� the Site is connected to Ka Lung Road via a section of a local access which is not
managed by Transport Department.  The land status of the local access should be
clarified with Lands Department by the applicant; and

� no vehicle is allowed to queue back to or reverse onto/from the Site at any time during
the planning approval period.

(d) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that:

� Ka Lung Road is not maintained by HyD;

� the access arrangement to the Site from Kwu Tung Road should be commented and
approved by TD;

� HyD shall not be responsible for the maintenance of any accesses connecting the Site
and Kwu Tung Road; and

� adequate drainage measures should be provided at the Site access to prevent surface
water running from the Site to the nearby public roads or exclusive road drains.

(e) to note the comments of the Chief Engineer/Railway Development 2-2, Railway
Development Office, Highways Department (CE/RD 2-2, RDO, HyD) that:
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� part of the subject site falls within the Administrative Route Protection (ARP)
boundary and area of influence (AOI) of the Northern Link (NOL) Main Line. The
detailed planning and design of the NOL Main Line are still under development. The
scheme is subject to further changes. For proper railway route protection of NOL
Main Line, it is suggested incorporating relevant railway reserve, railway protection
and access clauses in the land grant lease conditions of the site;

� the ground investigation (GI) works for the NOL commences in October 2021. If there
are any proposed GI works for the NOL Main Line at the Site, Mass Transit Railway
(MTR) may contact the applicant for any arrangement for the GI Works at the location
concerned;

� the applicant shall provide any general building plan submission, foundation
submission, structural submissions, application for consents, associated as-built
records and the like to the Office and MTR for review; and

� the applicant shall coordinate with MTR for the planning and design of the
development. The applicant should provide the construction and occupancy
programme to MTR for review and reference.

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

� the applicant is advised to follow the relevant mitigation measures and requirements
in the revised “Code of Practice on Handing the Environmental Aspects of Temporary
Uses and Open Storage Sites” to minimise any potential environmental nuisance;

� the applicant is advised to provide adequate supporting infrastructure/facilities for
proper collection, treatment and disposal of waste/wastewater generated from the
proposed use.  If septic tank and soakaway system will be used in case of
unavailability of public sewer, its design should follow the requirements of EPD’s
Practice Note for Professional Note (ProPECC) PN 5/93 “Drainage Plans subject to
Comment by Environmental Protection Department” including percolation test and
selection of proper location for the septic tank and soakaway system to meet the
relevant separation distances under ProPECC PN 5/93;

� the applicant is advised to minimise any noise from the proposed use, the use of public
announcement systems, audio amplifier and loudspeaker shall be prohibited;

� it is the obligation of the applicant to meet the statutory requirements under relevant
pollution control ordinances; and

� the applicant is advised to follow the Recommended Pollution Control Clauses
(https://www.epd.gov.hk/epd/english/environmentinhk/eia_planning/guide_ref/rpc.h
tml) for Construction Contracts to minimise the environmental impacts during the
construction stage.

(g) to note the Comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD):

� the applicant is advised that approval of the application does not imply approval of
tree works, if any, such as pruning, transplanting and felling.  Application for any
tree works should be submitted direct to relevant authority(ies) for approval; and
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� The applicant is also advised to make reference to the “Information About Tree
Maintenance For Private Properties” promulgated by the Development Bureau
(https:www.greening.gov.hk/en/home/index.html) for maintenance of trees within
the site.

(h) to note the comments of the Chief Engineer/Mainland North, Drainage Services
Department (CE/MN, DSD) that:

� the applicant shall submit a drainage submission to demonstrate how he will collect,
convey and discharge rain water falling onto or flowing to his site;

� A clear drainage plan showing full details of the existing drains and the proposed
drains (e.g. cover and invert levels of pipes/catchpits/outfalls and ground levels
justifying waterflow etc.) with supporting design calculations and charts should be
included. (For preparation of the drainage proposal, the Guideline on preparation of
the drainage proposal is available in DSD homepage at
https://www.dsd.gov.hk/EN/Files/TechnicalManual/dsd_Guidelines/Drainage_Sub
mission.pdf for reference). The applicant is reminded that approval of the drainage
proposal must be sought prior to the implementation of drainage works on site;

� after completion of the required drainage works, the applicant shall provide DSD for
reference a set of record photographs showing the completed drainage works with
corresponding photograph locations marked clearly on the approved drainage plan.
DSD will inspect the completed drainage works jointly with the applicant with
reference to the set of photographs;

� the applicant shall ascertain that all existing flow paths would be properly intercepted
and maintained without increasing the flooding risk of the adjacent areas;

� the applicant is reminded that the proposed drainage proposal /works as well as the
site boundary should not cause encroachment upon areas outside his jurisdiction;

� no public sewerage maintained by DSD is currently available for connection. No
sewerage collected from the site should be discharged to the drainage system. For
sewage disposal and treatment, agreement from DEP shall be obtained;

� the applicant should consult DLO/YL regarding all proposed drainage works outside
the lot boundary in order to ensure the unobstructed discharge from the application
site in future;

� the existing drainage system outside the lot boundary might be maintained by DO/YL.
The applicant shall seek DO/YL’s comment if he/she proposes to connect the drainage
system within the site with existing drainage system outside the lot boundary; and

� all proposed drainage facilities should be constructed and maintained by the applicant
at his own cost. The applicant should ensure and keep all drainage works on site under
proper maintenance at all times.

(i) to note the comments of the Director of Fire Services (D of FS), Fire Services Department
that:
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� the layout plans to be submitted to his department should be drawn to scale and
depicted with dimensions and nature of occupancy;

� the location of where the proposed FSI to be installed should be clearly marked on
the layout plans; and

� the applicant is reminded that if any proposed structure(s) is required to comply with
the Buildings Ordinance (BO) (Cap. 123), detailed fire service requirements will be
formulated upon receipt of formal submission of general building plans.

(j) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that:

� the Site shall be provided with means of obtaining access thereto from a street and
emergency vehicular access in accordance with Regulations 5 and 41D of the
Building (Planning) Regulations (B(P)R) respectively;

� the Site does not abut on a specified street of not less than 4.5m wide, its permitted
development intensity shall be determined under Regulation 19(3) of B(P)Rat
building plan submission stage;

� if the existing structures (not being a New Territories Exempted House) are erected
on leased land without the approval of the BA, they are unauthorised building works
(UBW) under the Building Ordinance (BO) and should not be designated for any
proposed use under the captioned application;

� for UBW erected on leased land, 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 construed as an
acceptance of any existing building woks or UBW on the Site under the BO;

� before any new building works (including containers / open sheds as temporary
buildings, demolition and land filling, etc.) are to be carried out on application site,
prior approval and consent of the Building Authority should be obtained, otherwise
they are unauthorised building works (UBW) 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;

� any temporary shelters or converted containers for office, storage, washroom or other
uses are considered as temporary buildings are subject to control of Part VII of the
B(P)R; and

� detailed checking under the BO will be carried out at building plan submission stage.

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

� No Food and Environmental Hygiene Department’s (FEHD) facilities will be
affected;

� 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
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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 (e.g. a restaurant, a
refreshment kiosk etc). In case that the farm products which will be sold at the Site
are vegetables and fruits only, the fresh provision shop licence is not required. Fresh
Provision Shop Licence in case sale of fresh, chilled or frozen beef, mutton, pork,
reptiles (including live reptiles), fish (including live fish) or poultry (including live
poultry)(including wholesale and retail) is involved. 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;

� Proper licence issued by this Department is required if related place of entertainment
is involved. Any person who desires to keep or use any place of public entertainment
for example a theatre and cinema or a place, building, erection or structure, whether
temporary or permanent, on one occasion or more, capable of accommodating the
public presenting or carrying on public entertainment within Places of Public
entertainment (PPE) Ordinance (Cap. 172) and its subsidiary legislation, such as a
concert, opera, ballet, stage performance or other musical, dramatic or theatrical
entertainment, cinematograph or laser projection display or an amusement ride and
mechanical device which is designed for amusement, a Place of Public Entertainment
Licence (or Temporary Place of Public Entertainment Licence) should be obtained
from FEHD whatever the general public is admitted with or without payment; and

� 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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