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Agenda Item 1
Confirmation of the Draft Minutes of the 776" RNTPC Meeting held on 7.11.2025
[Open Meeting]

1. The draft minutes of the 776" RNTPC meeting held on 7.11.2025 were

confirmed without amendment.

Agenda ltem 2

Matters Arising

[Open Meeting]

2. The Secretary reported that there were no matters arising.



Deferral Cases

Sections 12A and 16 Applications

[Open Meeting (Presentation and Question Sessions only)]

Presentation and Question Sessions

3. The Committee noted that there were 17 cases requesting the Town Planning
Board to defer consideration of the applications. Details of the requests for deferral,
Members’ declaration of interests for individual cases and the Committee’s views on the

declared interests were in Annex 1.

Deliberation Session

4. After deliberation, the Committee decided to defer decisions on the applications

as requested by the applicants pending submission of further information or as requested by
the Planning Department pending confirmation on whether there was any representation
related to the application site before deciding on whether the application should be

considered, as recommended in the Papers.

Renewal Cases

Section 16 Applications

[Open Meeting (Presentation and Question Sessions only)]

Presentation and Question Sessions

5. The Committee noted that there were three cases for renewal of temporary
planning approval and the Planning Department had no objection to the applications for the
further renewed periods. Details of the planning applications were in Annex 2.



Deliberation Session

6. After deliberation, the Committee decided to approve the applications on a
temporary basis for the applied renewal periods on the terms of the applications as submitted
to the Town Planning Board subject to the approval condition(s), if any, stated in the Papers.

The Committee also agreed to advise the applicants to note the advisory clauses, if any, as set

out in the appendix of the Papers.

Cases for Streamlining Arrangement

Section 16 Applications

[Open Meeting (Presentation and Question Sessions only)]

Presentation and Question Sessions

7. The Committee noted that there were 10 cases selected for streamlining
arrangement and the Planning Department had no objection to the applications for temporary

uses for the applied periods. Details of the planning applications were in Annex 3.

Deliberation Session

8. After deliberation, the Committee decided to approve the applications on a

temporary basis for the applied periods on the terms of the applications as submitted to the
Town Planning Board subject to the approval conditions, if any, stated in the Papers. The

Committee also agreed to advise the applicants to note the advisory clauses, if any, as set out

in the appendix of the Papers.



Sha Tin, Tai Po and North District

Agenda Item 3

Section 12A Application

[Open Meeting (Presentation and Question Sessions Only)]

Y/NE-STK/6 Application for Amendment to the Approved Sha Tau Kok Outline
Zoning Plan No. S/NE-STK/2, To rezone the application site from
“Village Type Development” to “Government, Institution or
Community (1)”, Lots 1421 (Part), 1422 S.B (Part), 1423 S.B (Part),
1423 S.C (Part) and 1423 S.D (Part) in D.D. 41, Tong To, Sha Tau Kok
(RNTPC Paper No. Y/NE-STK/6B)

Presentation and Question Sessions

9. The following representatives from the Planning Department (PlanD), the

applicant and the applicant’s representatives were invited to the meeting at this point:

PlanD

Mr Rico W.K. Tsang - District Planning Officer/Sha Tin, Tai Po
and North (DPO/STN)

Ms Ivy C.W. Wong - Senior Town Planner/Sha Tin, Tai Po and

North (STP/STN)

Applicant and Applicant’s Representatives

Mr Cheung Kin Lung — Applicant

LCH Planning & Development Consultants Limited
Mr Junior Ho

Ms Larissa Wong

Ms Haze Tsang

Ms Cherie Lee

Ms Emily Hui



AXON Consultancy Limited
Mr Alex Wong
Ms Kathina Wong

10. The Chairperson extended a welcome and explained the procedures of the
meeting. To ensure smooth and efficient conduct of the meeting, a time limit of 15 minutes
was set for presentation of the applicant. He then invited PlanD’s representatives to brief

Members on the background of the application.

11. With the aid of a PowerPoint presentation, Ms Ivy C.W. Wong, STP/STN,
briefed Members on the background of the application, the proposed rezoning of the
application site (the Site) from “Village Type Development” (“V”) to “Government,
Institution or Community (1)” (“G/IC(1)”) with ‘Columbarium’ put under Column 2
requiring planning permission and subject to a maximum gross floor area (GFA) of 98m?, a
maximum building height (BH) of 5.6m and a maximum of 864 niches for columbarium use
to regularise the columbarium use, departmental comments, and planning considerations and

assessments as detailed in the Paper. PlanD had no in-principle objection to the application.

[Mr Vincent K.Y. Ho joined the meeting during PlanD’s presentation.]

12. The Chairperson then invited the applicant and his representatives to elaborate on
the application. With the aid of a PowerPoint presentation, Mr Cheung Kin Lung, the
applicant, and Mr Junior Ho and Ms Cherie Lee, the applicant’s representatives, made the

following main points:

Preservation of Traditional Hakka Vernacular Architecture

(@ the Site comprised two building structures (i.e. No. 24 and 25) in Tong To
Ping Tsuen (3&7#+2T+4¢), which was one of the villages of the Sha Tau Kok

Ten Intervillage Alliances (i #g & T+ % ; #7%). The two connected

building structures were erected in the 1920s to 1930s;

(b) the two structures were constructed with the same building materials and

techniques, including green bricks, clay, timber and tilted roof, which



©

reflected the cultural heritage and architectural identity of the Hakka people.
The symmetrical architectural design of the two structures emphasised
‘respect for the centre’, a common spatial principle in traditional Chinese
architecture derived from Confucian ideals of order and hierarchy. The
facade, decoration and motifs also embodied intangible cultural values;

the application sought to regularise the columbarium use under the name of

‘Liberty Fook Kui’ (p ¢ #& A& ) in building structure No. 24 which had been in

existence since 1988. Building structure No. 25 was proposed to remain
vacant, and its inclusion as part of the Site was to preserve the architectural
and cultural integrity of the two connected structures, ensure compatibility
with the rural setting in the area, and preserve the cultural value of the two

structures and the village community;

Requirements of the Private Columbarium Ordinance (PCO)

(d)

)

(f)

the applicant had obtained an approval-in-principle for Temporary Suspension
of Liability (TSOL) on 8.8.2022 from the Private Columbaria Licensing
Board (PCLB), which was subsequently extended for 3 years from August
2025 to August 2028, and had fulfilled the requirements under TSOL;

the applicant was required to satisfy town planning, land lease and building
safety requirements to obtain a licence under PCO (the Licence). The
current application was to fulfil the town planning requirement. The
applicant committed to complying with any requirement imposed by the
Town Planning Board (the Board), relevant government departments and
PCLB;

there would be a monitoring mechanism under the Private Columbaria Affairs
Office (PCAOQ) to ensure implementation of the management plan, including
the traffic and crowd management measures. Any non-compliance with the

licensing requirements would be subject to penalty under PCO;
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Impact on the Local Community

@)

(h)

(i)

compared with the previously rejected application (No. Y/NE-STK/3)
covering part of the Site, the applicant had conducted an updated traffic
impact assessment (TI1A), which demonstrated no adverse traffic impact with
the implementation of appropriate traffic and crowd management measures to
minimise the nuisance to nearby villagers, and the Transport Department (TD)

had no objection to the application;

as compared with other permitted burial grounds in the vicinity, the
columbarium at the Site was more easily accessible and could better serve the

local community;

the Site was about 150m away from the village cluster of Tong To, with
adequate visual buffer provided by large trees;

Proposed Zoning

(),

(k)

the proposed “G/IC(1)” zone was considered not incompatible with the
adjoining “V” zone. There were examples in the Sha Tau Kok and Man Uk
Pin Outline Zoning Plans (OZPs) where “G/IC” zones were located adjacent

to “V” zones to provide supporting functions; and

there was no objection from the applicant to put ‘Columbarium’ use under
Column 1 of the proposed “G/IC(1)” zone as there would be requirements

under the Licence that the applicant had to comply with.

As the presentations of PlanD’s representative, and the applicant and the

applicant’s representatives had been completed, the Chairperson invited questions from

Members.

Comparison with the Previous Application

14.

A Member raised the following questions:



@)

(b)
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noting that one of the rejection reasons for the previous application No.
Y/NE-STK/3 was incompatibility with the existing village setting of the area,
whether the incompatibility issue had been resolved in the current application;
and

the differences between the proposed zoning of “Other Specified Uses”
annotated “Columbarium” (“OU(Columbarium)”) under the previous
application and the proposed zoning of “G/IC(1)” under the current
application.

15. In response, Mr Rico W.K. Tsang, DPO/STN, with the aid of some PowerPoint

slides, made the following main points:

(@)

(b)

the potential nuisance to the surroundings was one of the key considerations
for columbarium use. As compared with the previously rejected application,
the current application involved revised operational arrangements for the
columbarium, including reduction in the number of operation days during the
Non-Festival Period from 7 to 2 days a week, reduction in the maximum
number of visitors per day from 280 and 600 to 40 and 400 for the
Non-Festival and Festival Periods respectively, and imposition of a mandatory
access control measure during the Festival Period, requiring all visitors to use
the shuttle bus service, with entry denied to any visitors arriving by other
means, including on foot. In view of the relatively small scale of the
columbarium and the proposed operational arrangements which would help
minimise the vehicular and pedestrian traffic in the area and thus reduce
potential nuisance to nearby villagers/residents, PlanD considered the
proposal not entirely incompatible with the surroundings; and

‘Columbarium’ was proposed to be a Column 1 use (i.e. an always permitted
use) in the “OU(Columbarium)” zone under the previously rejected
application. In the current application, the applicant proposed
‘Columbarium’ as a Column 2 use in the proposed “G/IC(1)” zone where

separate planning permission from the Board would be required. In view
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that the applicant had submitted a development proposal with supporting
technical assessments, all the concerned government departments had no
in-principle objection to or no adverse comment on the proposed scheme, and
there would be control mechanism monitoring the operation of the subject
columbarium under the licencing regime of PCO and the lands administrative
regime, consideration could be given to streamlining the development control
process by placing ‘Columbarium’ under Column 1 of the proposed
“G/IC(1)” zone with stipulation of appropriate development restrictions (i.e.
maximum GFA, BH and number of niches as per the proposal submitted by
the applicant under the current rezoning application) at the OZP amendment

stage.

Building Structures

16.

questions:

17.

The Chairperson, the Vice-chairperson and a Member raised the following

@)

(b)

©)

whether building structures No. 24 and 25 within the Site were unauthorised

structures;

the future possible use of building structure No. 25 which was proposed to be
left vacant, the reasons for including it in the proposed “G/IC(1)” zone, and if
building structure No. 25 would not be used for columbarium, whether the

“V” zoning of building structure No. 25 could remain unchanged; and

the ownership of the ‘Tsz Tong’ (i.e. ancestral hall) to the immediate
southeast of the Site, and whether there was any relationship between the

columbarium and the ‘Tsz Tong’.

In response, Mr Cheung Kin Lung, the applicant, and Mr Junior Ho, the

applicant’s representative, with the aid of some PowerPoint slides, made the following main

points:

(@)

building structures No. 24 and 25 were not unauthorised structures and the
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Buildings Department had no objection to the application. Unauthorised
structures such as the altar of Guanyin statue and a pond were identified by
the Lands Department (LandsD). They were located outside the building
structures of No. 24 and 25 but within the same lots of the Site. The
applicant committed to removing all unauthorised structures as demanded by
LandsD;

(b) all the niches were accommodated within building structure No. 24, while
building structure No. 25 was now vacant, and would be kept vacant and
would not be used for columbarium. Building structure No. 25 was included
in the Site to preserve the architectural integrity of the Site as both building
structures No. 24 and 25 shared the same architectural style. The applicant
had no objection to excise building structure No. 25 from the Site should the

Board consider it appropriate; and

(c) the land occupied by the ‘Tsz Tong” was owned by family members of the
Cheung’s clan of the village and the ‘Tsz Tong’ was in existence at the same
location for over 100 years. As there were renovations over the years that
might result in a larger footprint, LandsD considered it an unauthorised
structure. The applicant had consulted other members of the clan and agreed
to relocate the ‘Tsz Tong’ as appropriate to comply with LandsD’s

requirement.

18. In response to a Member’s follow-up question on whether the ‘Tsz Tong’ was
included in the Site, Mr Cheung Kin Lung, the applicant, and Mr Junior Ho, the applicant’s
representative, clarified that the “Tsz Tong’” was not located within the Site. The applicant,
who was a family member of Cheung’s clan, was the operator of the columbarium at the Site.
Building structures No. 24 and 25 were owned by other family members of the clan and the
clan did not object to the columbarium use at the Site. The applicant had discussions with
family members of the clan. The issues raised by and requirements of the government
departments would be resolved/addressed including those related to the ‘Tsz Tong’. The
Chairperson remarked that the unauthorised structures identified by LandsD would be dealt
with separately under the land administration regime.
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19. In response to another Member’s follow-up question, Mr Rico W.K. Tsang,
DPO/STN, with the aid of a PowerPoint slide, said that the application site of the previous
application included building structure No. 24 and portion of the adjoining vacant land to the
southeast of it while the Site of the current application covered building structures No. 24 and
25 and a portion of adjoining vacant land. It was the applicant’s intention to preserve the
architectural integrity of building structures No. 24 and 25 which shared the same roof, thus
the Site covered both building structures. Mr Junior Ho, the applicant’s representative,
supplemented that although there were two building structures with separate entrances, it was
structurally one single building structure and it was a common Hakka architectural
characteristic to have connected building structures.

Land Availability within the “V”’ Zone

20. In response to a Member’s question on the land availability for development of
Small Houses within the “V” zone, Mr Rico W.K. Tsang, DPO/STN, with the aid a
PowerPoint slide, said that the outstanding Small House grant applications and the 10-year
Small House demand forecast were 17 and 190 respectively. As there was about 1.71 ha of
available land within the subject “V” zone (equivalent to about 68 Small House sites), land

was sufficient to meet the outstanding Small House grant applications.

Control under OZP

21. A Member asked about the control of columbarium use in the Site if
‘Columbarium’ use was a Column 1 use under the proposed “G/IC(1)” zone, which implied
that no planning permission was required, particularly on building structure No. 25 in case
the building structure was for columbarium use in future which was different from the
proposal considered by the Committee. In response, Mr Rico W.K. Tsang, DPO/STN, with
the aid of a PowerPoint slide, said that the applicant had made application under PCO for a
licence and the submission had only indicated that building structure No. 24 was for
columbarium use and the number of niches was 864. If there would be any change in future,
the applicant had to apply to PCLB again. PCAO would also oversee the monitoring of the
implementation of the approved management plan if a licence application was approved.
When considering the rezoning application, the planning assessment was on the basis of the

Site comprising both building structures No. 24 and 25 and there was no objection from
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consulted government departments except LandsD. While ‘Columbarium’ use was
suggested to be put under Column 1 of the proposed “G/IC(1)” zone, appropriate
development restrictions including a maximum GFA and a maximum BH could be stipulated
in the Notes for the “G/IC(1)” zone. The Chairperson supplemented that a maximum
number of niches would also be stipulated under the Notes and minor relaxation of the
development restrictions would require a separate planning permission, in addition to the

control and monitoring under PCAO.

Crowd and Traffic Management Measures

22. The Vice-chairperson and two Members raised the following questions:

(@ the contingency measures if visitors did not comply with the crowd and traffic
management measures, such as arriving on foot instead of using shuttle bus
service provided by the applicant, and whether there would be any notification
to buyers regarding such measures;

(b) whether there had been an increase in the number of niches since the
columbarium came into operation in 1988, and whether there was any plan to

increase the number of niches in the future;

(c) whether the niche sales would be open to the general public, and if affirmative,
whether the TIA had taken that into account; and

(d) the location of the administrative office to support the operation of the

columbarium.

23. In response, Mr Cheung Kin Lung, the applicant, and Mr Junior Ho, the

applicant’s representative, made the following main points:

(@ all visitors were required to make reservations prior to their visits to the
columbarium at all times. Visitors without an appointment would not be
allowed to enter the columbarium. During the Non-Festival Period, visitors

with appointment should take public transport to Sha Tau Kok Road and walk
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to the Site via the access road. During the Festival Period, visitors with
appointment would be required to use the shuttle bus service to be provided
by the applicant to access the Site; visitors arrived by other means including
walking would be denied entry, except for the local villagers who would be
allowed to walk to the Site. Confirmation of reservation would be sent to
visitors and the visitors would be reminded of the above arrangements before
the Festival Period by email or by phone. Notices could also be posted on
prominent locations near the Site to remind visitors of the arrangements.
Potential buyers would be informed of the requirements, which would be
included in the contract, before purchasing the niches;

(b) all the 864 niches were already in existence before the enactment of PCO in
2017 (of which about 60 were in existence before 2010). In accordance with
the layout plan submitted to PCLB, a maximum of 864 niches would be
provided in building structure No. 24 only and there would be no further

increase in the number of niches in the future;

(c) 60 niches were sold and occupied, and the remaining 804 were for sale to the
general public. Of the remaining 804 niches, about 144 niches (16.67% of
the total) would be reserved for purchase by indigenous villagers below the
market price to serve the local community. The other remaining niches
would be available for purchase by other members of the public. The

submitted TIA had taken into account both local and non-local visitors; and

(d) the applicant, who was an owner and resident of house No. 27 near the Site,
would be responsible for the operation of the columbarium and
implementation of the management measures, including environmental,

hygiene, access control and crowd management measures.

24, As the applicant and his representatives had no further points to raise and there
were no further questions from Members, the Chairperson informed the applicant and his
representatives that the hearing procedure of the application had been completed and the
Committee would deliberate on the application in their absence and inform the applicant of

the Committee’s decision in due course. The Chairperson thanked PlanD’s representatives,
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the applicant and his representatives for attending the meeting. They left the meeting at this

point.

Deliberation Session

25. The Chairperson recapitulated that the application sought to rezone the Site from
“V” to “G/IC(1)” for regularisation of a columbarium development. Based on past
experiences, in scrutinising applications for columbarium use, the key considerations
included the land use compatibility, potential impacts including nuisance to the surrounding
areas and technical feasibility particularly the traffic aspect, and comments from relevant
government departments. Part of the Site was the subject of a previous rezoning application
submitted by the same applicant, which was rejected by the Committee on the grounds of
incompatibility with the existing village setting of the area and adverse traffic impact. The
current rezoning application involved revised operational arrangements of the columbarium,
including reduction in the number of operation days and maximum number of visitors per day,
which would help minimise the potential nuisance to the surroundings. The Site was
located at the fringe of the village. The applicant had demonstrated that the columbarium
use would not cause adverse traffic impact on the surrounding areas and TD had no comment

on the application. The Chairperson then invited Members’ views on the application.

26. While having no objection to the application, a Member expressed concern
regarding inclusion of building structure No. 25 as part of the Site and leaving it vacant
without any specific use. Another Member opined that as there would be control on the
number of niches under the OZP and the licensing regime of PCO, building structure No. 25
could not be used for columbarium use without permission from the relevant authorities.
The Chairperson noted the applicant’s intention to preserve the architectural integrity of
building structures No. 24 and 25 and remarked that there might be issues if two different
zonings were designated for No. 24 and 25 as they were structurally connected. There
would be restrictions on maximum GFA, BH and number of niches under the Notes of the
OZP and planning permission would be required if there would be any increase in the number
of niches. The applicant had conducted and submitted relevant technical assessments
including TIA to demonstrate the technical feasibility and government departments consulted
had no objection to or no adverse comment on the application, and hence PlanD

recommended that ‘Columbarium’ use could be placed under Column 1 of the proposed
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“G/IC(1)” zone for the purpose of streamlining the development control process. A
Member concurred that there might be compatibility issues if building structure No. 25
remained as “V” zone where residential use was always permitted, and agreed that

‘Columbarium’ could be a Column 1 use of the proposed “G/IC(1)” zone.

27. While supporting the application, the Vice-chairperson was concerned about the
difficulty in implementing the access control and crowd management measures, particularly
the restriction on accessing the columbarium on foot, as they were rather restrictive.
Nonetheless, the Committee acknowledged that PCAO would oversee and monitor the
licensee’s implementation of the approved management plan which should include crowd and

traffic management measures in co-ordination with other relevant government departments.

28. Noting that there was a lobby cum ancestral tablet room in building structure No.
24 (Plan Z-4e of the Paper), a Member enquired whether such use was considered as
‘Columbarium’ and was thus subject to control under the OZP. In response, the
Chairperson said that ancestral tablet was not considered as niche and was not subject to the
restriction on the maximum number of niches under the Notes of the OZP for the proposed
“G/IC(1)” zone.

29. Members generally supported the application and agreed with PlanD’s
recommendation to streamline the development control process by placing ‘Columbarium’
use under Column 1 of the proposed zoning with stipulation of appropriate development
restrictions. The Chairperson suggested and Members agreed that PlanD could review
whether an alternative zoning other than “G/IC(1)”, such as “OU(Columbarium)”, would be

more appropriate for the Site to regularise the columbarium development.

30. After deliberation, the Committee decided to partially agree to the application to

facilitate the columbarium use at the application site. The appropriate zoning (with
‘Columbarium’ as Column 1 use) and development restrictions and requirements (including
maximum gross floor area, building height and number of niches) would be worked out in
consultation with relevant government bureaux/departments. The relevant proposed
amendments to the Sha Tau Kok Outline Zoning Plan, together with the revised Notes and
the Explanatory Statement, would be submitted to the Committee for consideration prior to

gazetting under the Town Planning Ordinance.



-18 -

[Mr Bond C.P. Chow left the meeting at this point.]

Sai Kung and Islands District

[Ms Tammy S.N. Kong, Senior Town Planner/Sai Kung and Islands (STP/SKIs), was invited

to the meeting at this point.]

Agenda ltem 9

Section 16 Application

[Open Meeting (Presentation and Question Sessions only)]

A/SK-PK/313 Proposed Public Utility Installation (Underground Cables, Overhead
Cable, Stays and Poles) and Associated Excavation of Land in
“Conservation Area” and “Green Belt” Zones, Government Land near
Keng Pang Ha Road, Sai Kung
(RNTPC Paper No. A/SK-PK/313)

31. The Secretary reported that the application was submitted by CLP Power Hong
Kong Limited (CLP), and Mr Ryan M.K. Ip had declared an interest on the item for being the
vice-president and executive director of Public Policy Institute of Our Hong Kong
Foundation which had received donations from CLP. The Committee noted that Mr Ryan

M.K. Ip had tendered an apology for being unable to attend the meeting.

Presentation and Question Sessions

32. With the aid of some plans, Ms Tammy S.N. Kong, STP/SKIs, briefed Members
on the background of the application, the proposed installation, departmental and public
comments, and the planning considerations and assessments as detailed in the Paper. The

Planning Department (PlanD) did not support the application.

33. Members had no question on the application.
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Deliberation Session

34. After deliberation, the Committee decided to reject the application. The reasons

were:

“(a)

(b)

the proposed public utility installation with the associated excavation of land
is not in line with the planning intentions of the “Conservation Area” (“CA”)
zone which is to protect and retain the existing natural landscape, ecological
or topographical features of the area for conservation, educational and
research purposes and to separate sensitive natural environment from adverse
effects of development and that of “Green Belt” (“GB”) zone which is
primarily for defining the limits of urban and sub-urban development areas by
natural features and to contain urban sprawl as well as to provide passive
recreational outlets. There is a general presumption against development
within both “CA” and “GB” zones. There is insufficient information in the
submission to demonstrate that the proposed installation is an essential
infrastructure project with overriding public interest. There is also no strong
justification in the submission for a departure from the planning intentions of
the “CA” and “GB” zones; and

the proposed excavation of land is not in line with the Town Planning
Board Guidelines No. 10 for ‘Application for Development within Green
Belt Zone’ in that the applicant fails to demonstrate that there are
exceptional circumstances with strong planning grounds and there is no
adverse impact on the existing landscape for the proposed works in the

“GB” zone.”

[The Chairperson thanked PlanD’s representative for attending the meeting. She left the

meeting at this point.]
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Sha Tin, Tai Po and North District

[Ms vy C.W. Wong, Senior Town Planner/Sha Tin, Tai Po and North (STP/STN), was
invited to the meeting at this point.]

Agenda Item 10
Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/NE-TKL/804 Proposed House (New Territories Exempted House - Small House) in
“Agriculture” Zone, Lot 546 S.G ss.1 in D.D. 77, Ping Che, Ta Kwu
Ling
(RNTPC Paper No. A/INE-TKL/804A)

Presentation and Question Sessions

35. With the aid of some plans, Ms vy C.W. Wong, STP/STN, briefed Members on
the background of the application, the proposed development, departmental and public
comments, and the planning considerations and assessments as detailed in the Paper. The

Planning Department (PlanD) had no objection to the application.

36. Members had no question on the application.

Deliberation Session

37. The Chairperson remarked that on 10.10.2025, the Committee agreed that
applications for New Territories Exempted House (NTEH)/Small House (SH) development
could be processed through streamlining arrangement if they met the selection criteria.
Although PlanD had no objection to the application, there was adverse comment from the
Agriculture, Fisheries and Conservation Department (AFCD) and the concern could not be
addressed through imposition of approval conditions/advisory clauses, and hence the
application could not be selected for streamlining arrangement.  As most of the applications
for NTEH/SH involved the “Agriculture” zone and AFCD might have adverse comment, it

was expected that some of the applications could not be considered under the streamlining
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arrangement even if all other selection criteria were met. Members acknowledged and
agreed that the agreed selection criteria for streamlining consideration should be followed and
similar applications with adverse departmental comments that could not be addressed through
imposition of approval conditions/advisory clauses could not be considered under the

streamlining arrangement.

38. After deliberation, the Committee decided to approve the application, on the

terms of the application as submitted to the Town Planning Board. The permission should
be valid until 21.11.2029, and after the said date, the permission should cease to have effect
unless before the said date, the development permitted was commenced or the permission

was renewed. The Committee also agreed to advise the applicant to note the advisory

clauses as set out in the appendix of the Paper.

[The Chairperson thanked PlanD’s representative for attending the meeting. She left the
meeting at this point.]

Agenda ltem 13

Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/NE-MKT/45 Temporary Warehouse for Storage of Construction Materials for a
Period of 3 Years in “Village Type Development” Zone, Lots 414 and
460 (Part) in D.D. 90, Lin Ma Hang Road, Man Kam To

39. The Secretary reported that the application was withdrawn by the applicant.
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Fanling, Sheung Shui and Yuen Long East District

[Mr C.K. Fung, Senior Town Planner/Fanling, Sheung Shui and Yuen Long East
(STP/FSYLE), and Mr David C.C. Cheng, Town Planner/Fanling, Sheung Shui and Yuen
Long East (TP/FSYLE), were invited to the meeting at this point.]

Agenda Item 16
Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/FSS/302 Proposed Religious Institution (Church) in “Residential (Group A)”
Zone, Shop G1B, Dawning Views Shopping Plaza, No. 23 Yat Ming
Road, Fanling
(RNTPC Paper No. A/FSS/302)

Presentation and Question Sessions

40. With the aid of some plans, Mr David C.C. Cheng, TP/FSYLE, briefed Members
on the background of the application, the proposed use, departmental and public comments,
and the planning considerations and assessments as detailed in the Paper. The Planning

Department had no objection to the application.

41. Members had no question on the application.

Deliberation Session

42. After deliberation, the Committee decided to approve the application, on the

terms of the application as submitted to the Town Planning Board. The permission should
be valid until 21.11.2029, and after the said date, the permission should cease to have effect
unless before the said date, the development permitted was commenced or the permission
was renewed. The permission was subject to the approval conditions stated in the Paper.

The Committee also agreed to advise the applicant to note the advisory clauses as set out in

the appendix of the Paper.
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Agenda Item 18
Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-KTN/1155 Proposed Temporary Holiday Camp with Ancillary Facilities and
Associated Filling of Land for a Period of 3 Years in “Agriculture”
Zone, Lot 655 (Part) in D.D. 109, Kam Tin North, Yuen Long
(RNTPC Paper No. A/YL-KTN/1155A)

Presentation and Question Sessions

43. With the aid of some plans, Mr C.K. Fung, STP/FSYLE, briefed Members on the
background of the application, the proposed use, departmental and public comments, and the
planning considerations and assessments as detailed in the Paper. The Planning Department

(PlanD) had no objection to the application.

44, Members had no question on the application.

Deliberation Session

45, After deliberation, the Committee decided to approve the application on a

temporary basis for a period of 3 years until 21.11.2028, on the terms of the application as

submitted to the Town Planning Board and subject to the approval conditions stated in the

Paper. The Committee also agreed to advise the applicant to note the advisory clauses as set

out in the appendix of the Paper.

[The Chairperson thanked PlanD’s representatives for attending the meeting. They left the

meeting at this point.]
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Agenda Item 23
Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-KTS/1101 Temporary Shop and Services (Retail Shop for Hardware Groceries
and Construction Materials) with Ancillary Facilities for a Period of 5
Years in “Residential (Group D)” Zone, Lots 670 (Part), 671 (Part),
673 (Part), 674, 675, 676, 677 (Part), 679 (Part) and 680 (Part) in D.D.
106 and Adjoining Government Land, Yuen Long

46. The Secretary reported that consideration of the application had been

rescheduled.

Agenda ltem 24

Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-KTS/1102 Temporary Shop and Services (Retail Shop for Hardware Groceries
and Construction Materials) with Ancillary Facilities for a Period of 5
Years in “Residential (Group D)” Zone, Lots 681 RP (Part), 682 RP
(Part) and 683 RP (Part) in D.D. 106 and Adjoining Government Land,
Yuen Long

47. The Secretary reported that consideration of the application had been
rescheduled.

Tuen Mun and Yuen Long West District

[Ms Carman C.Y. Cheung and Mr Dino W.L. Tang, Senior Town Planners/Tuen Mun and
Yuen Long West (STPS/TMYLW), and Ms Charlotte C.Y. Lam, Town Planner/Tuen Mun

and Yuen Long West, were invited to the meeting at this point.]
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Agenda Item 32
Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/HSK/585 Proposed Flat and Shop and Services and Eating Place at
Non-Domestic Podium in “Government, Institution or Community (1)”
Zone, Government Land at Planning Area of 34E of Hung Shui Kiu/
Ha Tsuen New Development Area
(RNTPC Paper No. A/HSK/585)

48. The Secretary reported that the application was submitted by the Civil
Engineering and Development Department (CEDD). The following Members had declared

interests on the item:

Mr Daniel K.W. Chung - being a former Director of CEDD; and
Ms Vilian W.L. Sum - her spouse being an employee of CEDD.
49, As Mr Daniel KW. Chung and Ms Vilian W.L. Sum’s spouse had no

involvement in the application, the Committee agreed that they could stay in the meeting.

[Mr Simon Y.S. Wong left the meeting at this point.]

Presentation and Question Sessions

50. With the aid of a PowerPoint presentation, Ms Carman C.Y. Cheung,
STP/ITMYLW, briefed Members on the background of the application, the proposed
development, departmental and public comments, and the planning considerations and
assessments as detailed in the Paper. The Planning Department (PlanD) had no objection to
the application.

“Large-scale Land Disposal” (LSLD) Pilot Area in Hung Shui Kiu

51. Noting that LSLD mainly involved sizable land disposals and for industry-led
development, a Member raised the following questions:



@)

(b)

©)
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the relationship between the application site (the Site) and LSLD pilot area in
Hung Shui Kiu/Ha Tsuen New Development Area (Pilot Area) as the Site was
proposed for residential development;

noting from a public comment that the proposed development would involve a
change in land use, whether it should be pursued by amendment of Outline
Zoning Plan (OZP) under section 5 of the Town Planning Ordinance (the
Ordinance), while understanding the importance of expediting the
development of the Pilot Area; and

whether the Site would be developed by the Government, a statutory body or

a private developer.

52. In response, Ms Carman C.Y. Cheung, STP/TMYLW, with the aid of a
PowerPoint slide, made the following main points:

@)

(b)

©)

the Site was originally planned for a divisional fire station and ambulance
depot cum staff quarters. It was included as one of the land parcels in the
Pilot Area which aimed to speed up the development of the Northern
Metropolis (NM) as announced in 2024 Policy Address. While two land
parcels in the Pilot Area had already been reserved for private residential
developments, based on the feedback from the market for the Pilot Area, the
Government had proposed to convert the Site to private residential

development to increase the financial viability of developing the Pilot Area;

the OZP amendment process under section 5 of the Ordinance would
normally take a minimum of about 7 months (including a 2-month statutory
publication period). To meet the target of tendering the land parcels in the
Pilot Area within 2025, planning application under section 16 (s.16) of the

Ordinance was more appropriate in meeting such target; and

the Site would be developed by the successful bidder/private developer.
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53. In response to the Chairperson’s enquiry on the proportion of land planned for
industry development within the Pilot Area, Ms Carman C.Y. Cheung, STP/TMYLW, with
the aid of a PowerPoint slide, said that the Pilot Area had a total site area of 12.5 ha
comprising 10 sites with three of them designated for enterprise and technology park use
which accounted for more than half of the total site area of the development sites under the
Pilot Area. The remaining land parcels, including the Site, were reserved for private
residential use, public facilities, open space and/or road. The successful bidder/developer
would develop some of the sites while carrying out site formation works for the remaining
sites and handing them back to the Government. The Chairperson supplemented that the
development of NM had adopted an industry-driven approach. Considerable area within the
Pilot Area had been dedicated for industry development. As the development of industry
required a large amount of initial investment with a lower short-term return, with a view to
leveraging the resources of the private market to speed up the development of NM, it was
necessary to include private residential sites providing short-term return as an incentive to
ensure the overall financial viability of the LSLD pilot areas. The concept of LSLD pilot
area, though with a larger area comprising a number of sites, was similar to the concept of a
“Comprehensive Development Area”. With the entire LSLD pilot area developed by a
single developer, better co-ordination and synergy in the overall planning and design could be
achieved. In response to the same Member’s follow-up question, the Chairperson said that
the successful bidder/developer would be responsible for the comprehensive development of
the Pilot Area, including the Site. The application only involved one of the sites of the Pilot
Area and the discussion should focus on whether the Site was suitable for residential

development.

54, In view of the current market situation and the substantial financial resources
required for the development of the Pilot Area, a Member asked whether joint venture was
allowed. In response, the Chairperson said that joint venture was generally accepted in
Government tenders.

Reprovision of the Affected Facilities

55. A Member raised the following questions:

(@ whether an alternative site for the affected divisional fire station and



(b)
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ambulance depot cum staff quarters had been identified, and if so, whether the
original planned uses of the identified alternative site would be affected and

hence rezoning was required for the alternative site; and

the impact on the programme of the provision of the affected facilities.

56. In response, Ms Carman C.Y. Cheung, STP/TMYLW, with the aid of some

PowerPoint slides, made the following main points:

(@)

(b)

there were sites zoned “Government, Institution or Community” (“G/IC”)
which were either planned or reserved for the future provision of government,
institution and community (GIC) facilities within the Hung Shui Kiu/Ha
Tsuen New Development Area (HSK/HT NDA). An alternative site had
preliminarily been identified in the vicinity for the affected facilities, which
was subject to further liaison with relevant government bureaux/departments
(B/Ds). In that regard, the applicant had been co-ordinating and liaising with
the relevant B/Ds including the Fire Services Department (FSD) to ensure that
there was no long-term adverse impact on the provision of GIC facilities in
the NDA; and

as advised by FSD, taking into account the timetable for the first population
intake in the HSK/HT NDA, the two existing fire stations in Tin Shui Wai and
Fu Tei (Tuen Mun) could provide interim service to the HSK/HT NDA before
the operation of the subject divisional fire station and ambulance depot in
2033 tentatively.

Indicative Scheme under a s.16 Application

57. The Vice-chairperson and a Member raised the following questions:

@)

noting that planning permission granted under s.16 application for a proposed
development was normally scheme-based, whether approving solely the
proposed uses and development parameters (with the layout being indicative)

as recommended in the Paper, would set a precedent for future s.16
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applications; and

(b) if the application was approved, whether an application submitted under
section 12A (s.12A) of the Ordinance would be required.

58. In response, Ms Carman C.Y. Cheung, STP/TMYLW, made the following main

points:

(@ since the Site was one of the land parcels of the Pilot Area to be put up for
tender, successful bidder/private developer would be responsible for its
detailed design which would be scrutinised at the general building plan
submission stage. To allow design flexibility at the detailed design stage, it
was recommended that the approval sought should only be for proposed flat
with shop and services and eating place confined within the non-domestic
podium based on the proposed key development parameters including plot
ratios (total, domestic and non-domestic) and building height (BH) as detailed
in paragraph 12.1 of the Paper. Within the HSK/HT NDA, there were also
planning applications (e.g. No. A/HSK/452 and A/HSK/573), which were
approved for the proposed uses and key development parameters, while the
indicative schemes were submitted to demonstrate technical feasibility only.
In general, the indicative scheme would serve as a basis for the proposed
development to allow design flexibility at the detailed design stage, subject to

the specific circumstances of each case; and

(b) while a public comment received during the statutory inspection period
considered that the proposed development should be processed through s.12A
rezoning application, it was mindful that the current s.16 application was
submitted by CEDD, taking into account the special circumstances of the Pilot
Area as aforementioned. Should the application be approved, the Site would
be considered to be rezoned to suitable zoning for reflecting the approved uses

and development parameters at an appropriate time in future.

59. The Chairperson remarked that planning permission granted should be

scheme-based, as applications were generally submitted by developers who were responsible
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for the detailed design and implementation of the development projects, and there should be
more information provided in the submissions for consideration under the s.16 application
stage. Nevertheless, in some cases with such special circumstances that an application site
was planned for land sale and/or the applicant was not the party executing the project, the
planning permission sought should only be on the key development parameters and/or the
uses so as to allow design flexibility at the detailed design stage. In response to the same
Member’s follow-up question, the Chairperson said that, if needed, there would be other
mechanisms to regulate such developments such as the land sale/lease documents. If the
Committee considered it necessary, specific restriction(s) would be imposed to ensure the
implementation of the proposed planning merits (e.g. non-building area or greenery ratio).
As the current application was for proposed residential development at the Site without
specific circumstances that warranted the imposition of restrictions on the provision of any
design requirements, it would be more appropriate to allow more design flexibility at the later

detailed design stage.

60. In response to the Vice-chairperson’s enquiry, the Chairperson said that if the
application was approved, the future developer of the Site would not be required to submit
further technical assessments to the Board as relevant technical assessments had already been
submitted to demonstrate the technical feasibility of the proposed uses and development

parameters.

Deliberation Session

61. The Chairperson recapitulated that the Site was zoned “G/IC(1)” with a BH
restriction of 160mPD, which was originally planned for FSD’s staff quarters in addition to a
divisional fire station and ambulance depot. The application for residential development at
the Site did not significantly deviate from the original residential nature of the Site and the
proposed development did not exceed the BH restriction of the “G/IC(1)” zone. There were
also provisions under Column 2 of the Notes for the “G/IC(1)” zone for planning application
for the proposed uses. In addition, an alternative site had preliminarily been identified in the
vicinity of the Site for the affected facilities and there would be liaison among concerned
B/Ds to ensure that the provision of GIC facilities and the programme of the divisional fire
station and ambulance depot would not be affected. It was the Government’s policy to

accelerate the development of the NM and the Government’s target was to put up the land
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parcels of the Pilot Area for tender in 2025. In that regard, policy support was given to the
application. In view of the above considerations and the special circumstances of the
Government’s policy direction as mentioned above, the application was considered generally
in compliance with the Town Planning Board Guidelines No. 16 and PlanD had no objection

to the application. Members generally considered that the application should be approved.

62. After deliberation, the Committee decided to approve the application, on the

terms of the application as submitted to the Town Planning Board. The permission should
be valid until 21.11.2029, and after the said date, the permission should cease to have effect
unless before the said date, the development permitted was commenced or the permission

was renewed. The Committee also agreed to advise the applicant to note the advisory

clauses as set out in the appendix of the Paper.

Agenda ltem 42

Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-TYST/1338  Proposed Temporary Industrial Use (Manufacturing, Store and Use of
Inert Gases and Fire Suppression Agents, Servicing and Filling of Fire
Extinguishers and Compressed Gas Cylinders with Inert Gases and Fire
Suppression Agents and Hydraulic Pressure Testing), Dangerous
Goods Godown (Storage of Idle Fire Extinguishers and Gas Cylinders)
and Workshop with Ancillary Services and Parking of Vehicles for a
Period of 3 Years in “Industrial” and “Other Specified Uses” annotated
“Petrol Filling Station” Zones, Lot 1945 RP in D.D. 121 and Adjoining
Government Land, Tong Yan San Tsuen, Yuen Long
(RNTPC Paper No. A/YL-TYST/1338)

Presentation and Question Sessions

63. With the aid of some plans, Mr Dino W.L. Tang, STP/TMYLW, briefed
Members on the background of the application, the proposed uses, departmental and public
comments, and the planning considerations and assessments as detailed in the Paper. The

Planning Department (PlanD) had no objection to the application.
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64. Noting that the Site was restricted for private residential purpose only under the
lease, a Member enquired whether there was any background for the restriction. In response,
Mr Dino W.L. Tang, STP/TMYLW, said that PlanD had verified the restriction with the
Lands Department, but the background information regarding the restriction was not

available at hand.

Deliberation Session

65. After deliberation, the Committee decided to approve the application on a

temporary basis for a period of 3 years until 21.11.2028, on the terms of the application as

submitted to the Town Planning Board and subject to the approval conditions stated in the

Paper. The Committee also agreed to advise the applicant to note the advisory clauses as set

out in the appendix of the Paper.

[The Chairperson thanked PlanD’s representatives for attending the meeting. They left the

meeting at this point.]

Agenda Item 43

Any Other Business

[Open Meeting]

66. There being no other business, the meeting was closed at 4:40 p.m.



(a) Requests for Deferment by Applicant for 2 Months

Annex 1

Minutes of 777" Rural and New Town Planning Committee

(held on 21.11.2025)

Deferral Cases

Item No. Application No.* Times of Deferment
4 Y/YL-MP/11 I
6 A/SK-CWBS/52 1
11 A/NE-LT/784 1
12 A/NE-LYT/861 I
19 A/YL-KTN/1156 2nd"
20 A/YL-KTS/1090 1
21 A/YL-KTS/1097 I
25 A/YL-SK/426 20
27 A/STT/26 2nd
28 A/YL-MP/397 I
29 A/YL-PH/1071 204
30 A/YL-PH/1073 204
34 A/YL-HTF/1201 I
36 A/YL-LFS/573 1
37 A/YL-TT/726 204
41 A/YL-TYST/1331 I
Note:
" The 2" Deferment as requested by the applicant(s) was the last deferment and no further deferment would
be granted unless under special circumstances and supported with strong justifications.

(b) Request for Deferment by the Planning Department

Item No. Application No.* Times of Duration of Deferment
Deferment
5 Y/YL-NTM/8 2nd# until the end of the exhibition period of the
draft Ngau Tam Mei Outline Zoning Plan
No. S/YL-NTM/15 on 31.12.2025 to
confirm  whether there was any
representation related to the application site
Note:
* The I'' Deferment for a period of 2 months was requested by the applicant.




Declaration of Interests

The Committee noted the following declaration of interests:

Item
No.

Members’ Declared Interests

4

The application site was located
in Mai Po. The application was
submitted by Glory Queen
Limited (a  subsidiary of
Henderson Land Development
Company Limited (HLD)).

Mr K.W. Leung for owning a property in Mai Po

Mr Vincent K.Y. Ho for having current business
dealings with HLD

Mr Ryan M K. Ip for being the vice-president and
executive director of Public Policy Institute of Our
Hong Kong Foundation, which had received
donations from Henderson Group

11

The application site was located
in Lam Tsuen.

Mr Daniel K.S. Lau’s spouse for being one of the
owners of a property in Lam Tsuen

28

The application site was located
in Mai Po.

Mr K.W. Leung for owning a property in Mai Po

The Committee noted that Mr Ryan M.K. Ip had tendered an apology for being unable to attend the

meeting and Mr Vincent K.Y. Ho had not joined the meeting yet.

As the property owned by Mr K.W.

Leung had no direct view of the application sites under Items 4 and 28 and the property owned by Mr
Daniel K.S. Lau’s spouse had no direct view of the application site under Item 11, the Committee
agreed that they could stay in the meeting.

* Refer to the agenda at https.//www.tpb.gov.hk/en/meetings/RNTPC/Agenda/777 rnt_agenda.html
for details of the planning applications.
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Annex 2
Minutes of 777" Rural and New Town Planning Committee
(held on 21.11.2025)
Renewal Cases
Applications for renewal of temporary approval for 3 Years
Item o C . Renewal
No. Application No. Renewal Application Period
8 A/SK-PK/311 | Temporary Place of Recreation (Canoe Club) in | 24.12.2025 to
“Coastal Protection Area” Zone, Government Land 23.12.2028
in D.D. 216, Tai Mong Tsai Road, Tai Wan, Sai Kung
26 A/YL-SK/434 | Temporary Shop and Services (Real Estate Agency) | 26.11.2025 to
in “Village Type Development” Zone, Lot 225 S.D | 25.11.2028
(Part) in D.D. 112, Kam Sheung Road, Yuen Long
31 A/YL-PH/1089 | Temporary Open Storage of Vehicles and Landscape | 10.12.2025 to
Plant Materials in “Residential (Group D)” Zone, 9.12.2028
Lots 9 (Part) and 10 (Part) in D.D. 111, Pat Heung,
Yuen Long
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Annex 3

Minutes of 777" Rural and New Town Planning Committee

(held on 21.11.2025)

Cases for Streamlining Arrangement

(a) Applications approved on a temporary basis for a period of 3 years until 21.11.2028

Item
No.

Application No.

Planning Application

7

A/SK-TLS/69

Temporary Private Vehicle Park (Private Cars Only) in “Village
Type Development” Zone, Lot 329 (Part) in D.D. 401, Ma Yau
Tong, Sai Kung, New Territories

14

A/NE-MKT/53

Proposed Temporary Place of Recreation, Sports or Culture (Hobby
Farm) and Associated Filling of Land in “Agriculture” Zone, Lots
467 S.A (Part) and 468 in D.D. 90, Lin Ma Hang Road, Man Kam
To

15

A/KTN/107

Temporary Shop and Services with Ancillary Facilities in
“Agriculture” Zone, Lot 679 RP in D.D. 92, Castle Peak Road, Kwu
Tung North

17

A/YL-KTN/1129

Temporary Warehouse (Excluding Dangerous Goods Godown)
with Ancillary Facilities and Associated Filling of Land for in
“Agriculture” Zone, Lot 748 (Part) in D.D. 107, Fung Kat Heung,
Kam Tin, Yuen Long

22

A/YL-KTS/1100

Temporary Shop and Services in “Village Type Development”
Zone, Lots 339 S.A, 339 S.B (Part) and 339 RP (Part) in D.D. 109,
Kam Tin South

35

A/YL-LFS/572

Temporary Private Vehicle Park (Private Cars) and Associated
Filling of Land in “Village Type Development” Zone, Lots 1210
S.Bss.1,1210S.Bss.2,1210S.Bss.3, 1210 S.Bss.4, 1210 S.B ss.5,
1210 S.B ss.6, 1210 S.B ss.7 and 1210 S.B RP in D.D. 129 and
Adjoining Government Land, Lau Fau Shan

38

A/YL-TT/738

Temporary Warehouse (Excluding Dangerous Goods Godown)
with Ancillary Office in “Other Specified Uses” annotated “Rural
Use” Zone, Lots 831 (Part), 832 (Part) and 986 (Part) in D.D. 117,
Tai Tong, Yuen Long

39

A/YL-TT/739

Temporary Warehouse (Excluding Dangerous Goods Godown) for
Storage of Construction Materials and Associated Filling of Land in
“Agriculture” Zone, Lot 1896 in D.D. 118, Tai Tong, Yuen Long

40

A/YL-TT/741

Proposed Temporary Warehouse for Storage of Construction
Materials and Associated Filling of Land in “Agriculture” Zone, Lot
1889 (Part) in D.D. 118, Tai Tong, Yuen Long

(b) Application approved on a temporary basis for a period of 6 years until 21.11.2031

I;Ie;n Application No. Planning Application
33 A/YL/330 Temporary Shop and Services (Car Beauty and Auto Parts Retail)

with Ancillary Facilities in “Government, Institution or
Community” and “Residential (Group B)” Zones, Lot 764 RP (Part)
in D.D. 120 and Adjoining Government Land, Yuen Long
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