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BHTHEBEERNY TOWN PLANNING BOARD
B EBRE=T=+=2 15/F., North Paint Sovernment Officas
EARReR1LE8 333 JavaH Etc:-e:dlié North Paolnt,

: . ong Kong.

&  xFax 2877 0245/2522 8426 ' By Registered Post & Fax,
% k£ Ter 2231 4810 .
» &MY Your Reference:

I reph pioase oo o rat: TPB/A/YL-ST/S03 ~ 9 February 2018

Masterplan Ltd.

Hong Kong B
(At ; Kira Brownlee) -

Dear Siriviadam,

Further consideration of application No. A/YL-ST/503 - Propesed Eating Place,
Place of Entertainment, Shops and Services, and Minor Relaxation of Building
Height Restriction and Excavation of Land in “Other Specified Uses”
annotated “Service Stations” Zone, Lots 661 $.C RP, 669 RP, 674 RP (Pari) and

733 RP (Part} in D.D. 99 and Adjoining Government Land, San Tin, Yuen Long
1 refer to my letter to you dated 26.1.2018.

After giving consideration to the apphcatxon, the Town Planning Board (TPB)
approved the application for permission under section 16 of the Town Planmng Ordinance on
the terms of the application as submitted to the TPB. The permission shall be valid until
26.1.2022. and after the said date, the permission shall cease to have effect unless before the
said date, the development permitted is commenced or the permission is renewed. The
permission is subject to the following conditions :

(a) the submission and implementation of a revised layout plan to take into
account conditions (b) to (k) below to the satisfaction of the Director of
. Planning or of the TPB;

(t) the proposed development should not exceed the height of the buildings as
proposed by you; .

() the submission and implementation of a revised Landscape Master Plan
' including tree preservation proposal to the satisfaction of the Director of
Planning or of the TPB; ;

(@ the submission of ?. revised 'Ecological Impact Assessment and

' implementation of the mitigation measwres identified therein to the
satisfaction of the Director of Agriculture, Fisheries and Conservation ox of
the TPB; ) :

(e) the submission of a revised Sewerage Impact Assessment and



R

implementation of sewage treatment and disposal measures identified therein
to the satisfaction of the Director of Enwronmental Protection or of the TPB;

(f) the submission of a revised Envuonmental Assessment and implementation
- of mitigation measures identified therein to the satisfaction of the Director of
Environmental Protection or of the TPB;

(g) the submission. of a revised Drainage Impact Assessment and the provision
and maintenance of the drainage mitigation measures identified therein to the
satisfaction of the Director of Drainage Services or of the TPB;

(t) the provision of a comprehenswe pubhc {ransport sexvice proposal for both
cross-boundary and local visitors to the satisfaction of the Comemissioner for
Transport or of the TPB;

(i) the implementation of road improvement works and ‘provision of the

- pedestrian footbridge linking the San Tin Public Transport Interchange with
the development, as proposed by you, to the satisfaction of the
Commissioner for Transport or of the TPB;

() the design and provision of wvehicular access, parking facilities,
loading/unloading spaces and lay-bys for the proposed development to the
satisfaction of the Commissioner for Transport or of the TPB; and

(k) the design and provision of emergency vehicular access, water supplies for
fire-fighting and fire service installations to the satisfaction of the Du'ector of
Fire Servmes or of the ’I‘PB

The TPB also agreed to advxse you to note thc advisory clanses as set out at
Appendix F-X of the TEB Paper.

Ifyou wish 10 seek an extension of the validity of this permission, you may submait
an ai)plicaﬁon to the TPB for renewal of the permission no less than six weeks before its expiry.
This is to allow sufficient time for processing of the application in consultation with the

. concerned departments. The TPB will not consider any applmatmn for renewal of permission
if the time limit for commencement of development specified in the permission has already
Fi _ expired at the time of consideration by the TPB. Please refer to the TPB Guidelines No. 35C
and 36A. for details. The Guidelines and application forms are available at the TPB’s website
(www.info.gov.hk/ipb/), the Planning Enquiry Counters of the Planning Department (Hotline :
2231 5000} at 17/F, North Point Government Offices, 333 Java Road, North Point; 14/F, Sha
Tin Government Ofﬁces, 1 Sheung Wo Che Road, Sha Tin; and the Secretanat of the TPB at-
15/F, North Point Government Offices.

For amendments to the approved scheme that may be permitted with or without
apphcauon under section 164, please refer to TPB Guidelines No. 36A for details.

A copy of the TPB Paper in: respect of the apphcatlon (except the supplementary
planning statement/technical report(s), if any) and the relevant extract of minutes of the TPB
———— meeting held on 26.1.2018 are enclosed herewith for your reference.




-3 .

Under section 17(1) of the Town Planning Ordinance, an applicant aggrieved by a
decision of the TPB may apply to the TPB for a review of the decision, If you wish to seek a
review, you should inform me within 21 days from the date of this letter (on ot before 2.3.201 8).
I will then contact you to arrange a hearing before the TPB which you and/or your authorized
representative will be invited to attend. The TPB is required to consider a review application
within three months of receipt of the application for review. Please note that any review
application will be published for three weeks for public comments.

This permission by the TPB under section 16 of the Town Planning Ordinance
should ot be taken to indicate that any other government approval which may be needed in
connection with the development, will be given. You should approach the appropriate
government departments on any such matter,

If you have any queries regarding this planning permission, please contact
Ms. Emily Tong of Fanling, Sheung Shui & Yuen Long East District Planning Office at’
2158 6284. In case you wish to consult the relevant Government departments on matters
relating to the above approval conditions, a list of the concerned Government officers is
attached herewith for your reference. ' :

' ' Yours faithfully,

P

( Raymond KAN )
for Secretary, Town Plaoning Board
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‘I'his doctiment is received on

The Town Planning Board will fotmally aclu1ow1ed_go
tho date of receipt of the application onlyupen receipt
of all the required informeation and documents.

APPLICATION FCR AMENDMENT TO
PERMISSION UND_ER SECTION 16A(2) OF
THE TOWN PLANNING ORDINANCE (CAP. 131)
R CRTRE A ($131%)
5516 A2) B IE 32 K9 16 5T 8 T # 3%

' Please fil} “NA” for inapplicabie item.
WAETERIPRENE TR -

Please use separate sheets if the space provided is insufficient.

WOFFREEERIR R » SYR ENA

Please inserta ' v/, at the appropriate box,

PHEHENHRALNE ") 8




Form No. SIGA 24445 S16A %

Application No.

For Official Use Only | S3kimat AesT /sus-| (881)
gt Date Received o 19 405 201 '
l&ﬁiﬁﬁﬁ UosUd LJL

. The completed form and supporting documents (if eny) should be sent to the Secretary, Town Planmng Board, 15/F,, North

Point Government Offices, 333 Java Road, North Point, Hong Kong,
A TR I 2208 BB A ST (5D ﬁfﬂtﬁ“ﬁﬁ?ﬁ 333 ALABIT&E 15 R RNT A&

R -

Pleasc read the “Guidance Nofes” and the “Town' I’]anmng Board Guidelines on'Class A and Class B Amendments fo Approved
Development Proposals” darefully before you fill in this form. Both documents can be downloaded from the: Town Planning

Board’s (the Board’s) website at hitpi/www.info.gov.hie/tpb/. They can also be obtained from the Secretariat of the Board at
15/F,, North Point Government Offices, 333 Java Road, North Point, Hong Kong (Tel.: 2231 4810 or 2231 48335), and the Planning
Enquiry Counters of the Planning Department (Hotline: 2231 5000) (17/F., North Point Government Offices, 333 Java Road,
North Foint, Hong Kong and 14/F,, 8ha Tin Govemnment Offices, 1 Sheung Wo Che Road, Sha Tin, New Territorles).

SroCHIRT CERAMT) AVYERIBREARN T AR IEL A ER B RIBET , MRS B EARRIES] - AR
RIS « BRGNS TRRATHNS S (TR THaAd, ) WEET (88t hittp:flvoww.info.govhid/ipbl) »
IRE RS SEE (Bl 33 RICABNTSE 1518 - B5T : 2231 4810 B 2231 4835) RSB AuHEME
H#ﬁ‘%‘u (ﬁ.‘ki%& 2231 5000 ( E‘%ﬂtﬁ@ 203 333 WACARINEE 17 MERATFRIPH EARER 1 SR HBITEE 14

) &

. " This fonn can he downloaded from the Board’s website, and obtained from the Secretariat of the Board and the Planning Enquiry
Counters of ﬂnPlanmng Department. The form should be typed or completed in black letters, preferably in both English and™
Chinese. The processing of the application may be refused if the required information or the required copies are incomplete,
LRI R GVERE T » JralFZ A SR RRNIS R s « A AR DMTEN S 2 LA TERS
HFTAE SRRSO E M o MO S A AR BRI S BEGTEEREAM RS -

1. Name of Applicant Eﬁ%}d&% 1578 . ‘
( O Mr. 482 7 O Mrs, 2 A/ 0 Miss /ME / O Ms, 4= / 9 Company '2}".] /  Organization YEHE*)

Tepeyele Development Limited BES 3 A IRAE]

“12. Name of Authorised Agent (if applicable) REFFHEARE AL /L218 (WEA)
(O Mr. S84 7 0 Mrs, Fe A /O Miss /N / O Ms, 2ot/ B Company 547 /0 Orgamzatmn B

“Vision Planning Consultants Limited ZABHRRR SIEARSEIRA R

3. . Relevant Permission Granted under the Town Pianning Ordinance
# ( iR ) HeaE T

Application number to which the

| permission relates ASYL-8T/503

SAEF T H BRAYER SRR

Date of approval . .

BT RIRY H A | 26.1.2018

E;‘;‘li‘;fgfg;:"aﬁ°“ of the Lots 661 SC RP, 669 RP, 674 RP (Part) and 733RP (Part) in

B S BRI /it% D.D. 99 and Adjoining Government Land, San Tin, Yuen
Long, New Territoties

Approved use/development Pro . - : .

: Proposed Eating Place, Place of Entertainment, Shop and Services and

(St T Miunor Relaxation of Building Meight Restriction and Excavation of

‘Land

* Applicant of this application must be the person to whom the relevant permission mentioned in Part 3 is gramed. In case there isa
change in land ownership, the original applicant may appoint the subsequent owner of the site as histher authorised representative

to submit this application,

L-rEFEﬁH’JEEaﬁ/\JZwE%J:mﬁg 3 *Bﬁ?&&é’]?&zﬁ:“‘ﬁ PREFETRYAL » %E:I:iﬂ.?ﬁiﬁﬁﬁﬁﬁﬁﬁﬁ‘é + IRERTEA RIS P it
FHAZRYIS A.J%Jiﬁ%’z 3‘7::35 :

Parts 1,2 and 3 1-2879 3




Form No. S16A Z3f848 Slﬁ‘A Lo

4, Amendment(s) to Permission Sought %ﬁé{%%’]’%ﬂ&’g&ﬁﬁ
(a) Proposed amendments which can be quantified &8{ AR ST

Amendment(s) sought Amount approved | Amount sought Change pir 2
SR{ERTHIR CHEFINME | HEROBR | Amount %
M bl x 100
[a] (b] [b]-[a] | G

Increase in total gross floor area (sq. m.)
Rf‘ﬁf@ﬁﬁfﬁﬁﬁﬁf@ﬂﬂ (FEFH) . ’
[0 Ingrease in plot ratio - C '
RS AT N
{] Change in gross site area (sq. m.)
ARSI AT (EHR)

[J Change in nynber of units
HUW BRI
(] Chenge innumber'qf building blocks
' TR RS
C1 Increase in LA IR B FREFHYNN -
ht (m.)
BRI BEISER C
[0 number of storeys JE4

SEIKTREESE bl

[J Increase in site coverage (%)

LEEHEAERTHEI0 %)
[] Change in gross floor area distribution Eﬁ
)

domestic to non-domestie (sq. m.)

BERMEmRSATHER AR (T5k

[J Change in gross floor area distribution from non-
domestic to domestic (sq. m.)

L~

EIHERMBEE RN AER RS (FHK)

[ Change in gross floor area for non-domestic uses
" for one category to another as set out in # below;
(o) SN ta

SR P A T T AR P AP 5 53—
IR © Bl

[} Change in floor area(s) of govemnment,
institution or community facilities (sq. m.)
(Please specify the type(s) of facilities)

B ~ S E R R E R BT
(IR (GhEEBasknimnl)
O] Reduction in total area of public open space \

(sq. m.) .
BRKERBAHEERERRD CEH) N\

0 Change in area of active/passive public -open
. Space:
B/ FRRE A RN A S A R ks ¢ \
[J change in area of active public open space
(sq. m.) BRGNP RS P HERO BT S T
2 (PR
3 changein area of passive public open space
(sq. m.) BRRRAN RN TS A A S
2 (EIR) : :
#The categories of non-domestic uses include (1) hotel, ¢2) oifice and (3) other commereial uses, including but not limited to
kindergarten, child care centre and public car park.

JHERRRBBIEIEDIEE - QUAZRO)EURTHRAR « SISETFRRER - éﬂ%#a&\&ﬁﬁf‘?ﬁiﬂ .

Part4 -5 4



" Form No. SI6A 54K SIGA 8%

4. Amendment(s) to Permission Sought (Continued) ERBETHFIHESE ()
(a) Proposed amendments which can be quantified (continved) FTEMEEVEERIEET (&)

mendinent(s) sought Amount approved | Amount sought Change i ¢
BUR(BATHH - : TSRyt | WMERNME | Amount %
: ' Bt bl-lnl 4
(] (b} [b] - [a] { ™

{0 Reductiag in total area of private open space (sq.
m.)

A CRES DR RIS B R - 730

(] Change in number of the followings:
BITRE S0 BN
O parking spaces {ple
and number(s)}

HEA (ShEEBAH AR

B)
[ ingressfegress point(s) AL,/ HiI

(O] Change in size of the followings, not initiated by
the relevant governinent departments:
DT REAA/ERTLEE ARk
ERAS RBUATERR R -
[ non-building area (m.}
FEHRSRAI (3Rk)
O setback (m.}

wram CGR)
(] building gap (m.) .
EREEYIRIRE (36) ,

[ Change T number of the followings: .
PITTRE Y B B AT .

[J increase in nwnber of trees to be felled

TRIGIARR EBRTUE
(O decrease in number of preserved trees : .
PRI R B A T is

1] Change in floor area of public indoor
recreational facilities (sg. m.) .

SRERRERICHEEE T TR

(3EI73)
(b) [ Toextend the time for commencement of approved development f0t48 more month(s).
SREE e R RAIRE RS B
O To extend the time for compliance \;vith planning condition(s) for ..........snu.. mare month(s).

NS T AR AT A B PR TR R e (R
(please specify the planning condition(s) involved ESEERAHF RAVEBIRE)

Part 4 (Continued) & 4 £14 !ﬁ' )



" Form No. S164A 3243 S164 %

4. Amendment(s) to Permission Sought (Continued) EKEETH A ERE (H)
(¢) Other proposed amendments (please illustrate on plan, if necessary)

HngEaiss] CORENE  BEEER)
Amendment(s) sought SER{EFTER Details B¥hs

Change in building blocks #5275 Fai i

[0 change in form of building(s) where the

affected portion(s) of the concerned block(s)

is(are) the subject of environmental mitigation
measures

) BESEMINIINAT TR - TR |
) MR G SR B

ange in disposition of building
ther than house, New Territories

/ NHBSRAN, #5155

[J Changein:
BUFIR B R AT :
[J internal layout of premises
PEFTHIPISRERET
[0 disposition of premises
BRFRRITRIE
{7 Change in provision of government, instifution or
community facilities
B ~ SR E R A e e
{] change in types of the facilities ’
B AR A IAEE
3 change in locations of the facilities
TR SRR YA .
[J deletion of facilities initiated by the relevant
govemment depariments

A BT SRR RS 53 5
(please specify the type(s) of facilities s¥EFEAERHEIEE)

[ Change in location of the public open space on the
same street/podium level(s) where the location of
the public open space is the subject of
environmental mitigation measures
ERE—#E /TSR EEHA R KSR
B MARNDARE A BEus s inis
MEARE

O Change in location of the private open space \

AR A A s

£J Change in location of ;
BATIRE I B A -

[ ingress/egress point(s) AD /i

[ footbridge(s)/subway(s) ‘
TAFRNGE /1T ARRIE ' :

[J public transport terminus 2y F:ET8HENE

(O carpark FH15 _

L] loading/unloading area/lay-bys
EFEERAR /gt

Part 4 (Continued) 48 4 3147 (4H)
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' Form No, S16A 25

2 SIGA 3

4, Amendment(s) to Permission Sought (Continued) ES_’E]’I%%T%EIE"JEIE (85)

(c) Other proposed amendments (continwed) (please illustrate on plan, if necessary)

HABERIEST (D RTINS - SHTEERIEDR)

Amendment(s) sought F3R{EFTEIE : Details ¥

Change in layout of emergeney vehicular access

\ RS S A R RS TR T

[C] Change in location of the followings, not initiated by
evant government departments:

E’\J{EE’EFEE&% * A B L

O non-building area
FREET

[0 setback.
e E R

[0 building gap
HRApRIEE

(] Change in ftree preserva ion and landscape
proposals/master plan ;- :
BRMERE RESS

[ change in soft/hard landscape
TEETEFRIR, R SRR

[] change in implementation program
T AR

[l change ‘in individual trees identifie
preservation ‘

BT LURERIE RIS A B

[] Change in provision of public indoor
recregtional facilities other than floor area (e.g.
location, layout and type)

BT HEE B - SR ER RIS
FREEE (040 rE ~ BRI RIEED)

‘[ Change in provision of ancillary major utility

installation:

FEIRA S BRI Ak

O change in location of the facility
SR B P

{] deletion of the facility initiated by the relevant
government departments

A TREATAR TRk

‘(3 Minor change in phasing or . implementation
schedule affecting:
@#‘;’E&éﬁﬂﬁ?ﬁﬁﬁ ST HEbF [E 22 » DAZR
L
] the provision of government, institution or
community facilities
BT ~ e Al
L] the provision of public open space

AT RRH

Part 4 (Continued

4




Form No. S16A R4 S16A 9%

5. Justifications ¥y

The applicant is invited to provide justifications in suppart of the application (Preferably not nore than 500 words in
English and/or Chinese. Use separate sheets if necessary).

SR B ASR BRI R SR 0 (IR TR 500 (ST R,/ RASCE » AVERE -
SEHRY - ) ;

_ Please find the EOT Explanatory Statement attached,

aver wEessvsbamrrareiernnn LI YT AN I AN A PR S P ri e rb s e e LR R L T T Y Y S L L R I LRI R TTT]

seaerb s s ssnseanaias tabirmereeniean berbrreeasa e P,
........................... B e L b L L E R s b e e TR RSO E Sy e Y R4 4a b e R h R e ph e en e R an s 40 e s e n s rentessentsnte
cavbereressrrraanna L L b b bbb e re s s ia e Pranrvasaibereresrernarioaas e renreerrrans '
....... Bt LT T P P TR OUR RN
AL P T RN TP YT ) LR L T Y T YT PR TR r ey L L e T Y Y T ) lll:..llllll.t!lllllllll.111.--.lII'CICllllllll'.'l‘llll!l ------
henmnrerr . e b rtibeerereesteesnanenas Vetrereerennmnntinnani
.- . dremrrrstthrharentrareante PEaseRNerSEREIN b rerereares S teatiete st bbb s et aee Craieerarereerearsenses Cermereasanstsirareerans
Fddsrasnrun FPESREAINAGTLLIRP O AL R Y N YT Y ANy datedranaanunen t'lll‘.'ho‘ll ---------------- Ikbessaasarsasnuninaa ttdewesaNArI I T UNTT AU EBbAN 1A [l
...... N L Lo 4 r T YT b s e e n e RSN G b b et s 00 b A b g e e b hn bt s e ee et tn e reerrenrnryreasnrrnns
Vevsrsitansenannes T o b L4k o4 048 H 0 A T b b e B0 E e 803 b a4 848 aa s e m ka8 e ra a0 haand 1 h e s s 0 E Ry s oen b e B ra s mnannsonnerasman
L T R T R I T T T I I T T I T T Ty B ENEEA ARt e T R e G i sr s ARy
Sebvamrnes Perteserbrirnrsn s rrennas titteesarnseatntasrianns rneas Chresssessrraraarras PO e aarrresiasrreaeiererratatararas
......... TR L RN e Y RN e PR N OR bR S raanrn b e re t e reeae e T NN R R PRI N RN NS RE b Ee TR ey . -

N S b e h e e deara e rh e SRS E ek r e a e R en R P T A tE et enens IR h e NN ettt s sbsan st tr b b e tatar aan s e by ranarara e nranns
......... R L L L by T et e b e et E e saar e R h IO 0L R Rer et RO RS OABE4S bn deanaentnnrernsntrennerens
LR Y P TR N IR AL e SdreErrraebrtransaanasan 4.ooln----u-----as--..-.-----n--n.------n..---------‘-----uc-.nco--o»os-l-l-ulo-n.nlllloonoocnnnl
...... L L E g E e h T ran Ee ra B o8 LR e Ee A A b b4 40 o S0 hE b B b b e maed 04 58P e e e e e s snn s s rannrtsenene s bnon

6. Plans, Drawings and Documents [BIHI - S8R E 30
Piease list plans, drawings and other documents submitted with the application.

B 5 |G (] e — B R VIR ~ SRR R ST o

Annex A - Comments of Planning Depariment on jst BP Submission
Annex B - Letter from Planning Department dated 30.7.2020

Annex C - Letter from Planning Department dated 5.8.2020

Asmnex D - Letter from Planning Department dated 9,2,202(

Annex E - Letter from Buildings Department dated 24.12.2020

PartSand 6 &5 6



Form No. S16A ik S16A 2

7. Declaration EF3H

1 hereby declare that the part:culars given in this application are correct and true to the bestof my knowledge and belief.

| AR AGELLEREE » A AL B IRACATIR o A AR MBI ERMR -

, Ihereby grant a permission to the Board to copy all the matenals submitted in an application to the Board and/or to upload
such materials to the Board’ for browsing and downloading by the public free-of-charge at the Board’s

discretion.
BRI F R SRR BB L I E S R s AR EERT

AT B I J\f:'

i - _
Signature AP .08 Applicant / i Authorised Agent
2 ORI , EEEA  EHREA
"""""" K_un On CHAN i Managing Director
Name in Block Letters’ Position (if applicable)
A (HUEHE) Befir (GOiEF )

Professional [0 Member &8 / I Fellow of ﬁ?k@ &
Qualification(s) M HKIP/ O HKIA/ O BKIS/ O HKIE/ [ HKILA / 0 HKIUD
W ARPP
Others Hth RPP#ZQ ................ e e
on behalf of Vision Planning Consultants Limited

FRFE e eeeeeeseeee e e e e e et RO

Bl vvreenseeeeessrsereresiesirseserirnsssssnsessenionees (DDAVMIYYYY)

Waming ¥4

Any person who knowingly or willfully makes any statement or furnish any information in connection with this application, which is
false in any material particular, shall be liable to an.offence vnder the Crimes Ordinance.

(R ATERRGIRRAC RO T » RERESR BI SR T (L (A SR L AR R PRV SR, » BB EL (RIBIRATIROT) -

Stefement on Personal Data FElgaERa

1. The personal data submitted to the Boatd in this application will be used by the Secretary of'the Board and Government departments
for the following purposes:

(s} " the processing of this apphcanon, and
(b) facilitating communication between (he applicant and the Secretary of thc Board/Government deparh-nents

in accordance with the provisions of the Town Planning Ordinance and the refevant Towa Planning Board Guidelines,

REG L ER HHAEE A AT OSBRSS REUTERT » BURIE Ol RUIEE1 RGNS 2R
WIS (L TR *

(2) BRELECRER BUE
(b) ﬁfﬁ*&ké’@@ﬁﬁ?fﬁ%&'ﬁﬂﬁ"ﬁ‘wﬁﬁ Tk o

2. The personal data provided by the applicant in this upphcanon may also be disclosed to other persons for the purposes mentioned
inparagraph 1 above,

ST A BB SR B R R BLATIBLA TR - SRR A ISR  BAME E30SE 1 Fﬁiﬁ:&ﬂ’ﬁ]ﬁ

3. Ansapplicant has aright of access and correction with respect to his/her personal date as provided under the Personal Data (Privacy)
Ordinance (Cap. 486), Request for personal data access and correction should be addressed to the Secretary of the Board at I:I'F
North Point Government Offices, 333 Java Road, North Point, Hong Kong,

RIS (EAFE (FAIR) fRG1> (28 486 32) AUHE » R ASMERMEEEHMA T - ﬁﬂﬂki@.fﬁ&?ﬂ’"ﬂiﬂa}\ﬁ
fa - MRIEE AR R AR EE R » JEL R A C AR 333 S AU S 15488 - :

Part7837



1. THEPURPOSE

1.1

1.2

2.1

The purpose of the present application aims to seek a permission of the Rural and
New Town Planning Committee (“RNTPC”) of the Town Planning Board
(*IPB”) for a proposed extension of time (“EOT”) for commencement of
development under Application No. A/YL-S8T/503 [hereinafter. called the

~ previous approved scheme (“PAS™)] for a period of four‘years. The PAS was

approved with conditions by the RNTPC on 26.1.201 8.

This EOT application is essential and necessary for the Applicant to address the
remaining outstanding technical comments made by the Buildings Department
(*BD™) on its last building p]an (“BP”) submission which was disapproved by
BD on 24.12.2020. As one of the tecfmical issues involves a strip of Government
land located between the subject site and its surrounding roads, this would likely
require additional time to liaise and to resolve thé matter with the Lands
Department (“LandsD™) in the near future.

ACTIONS TAKEN TO COMMENCE THE_PROPOSED DEVELOPMENT

Three approval conditions, namely conditions (c), (f) and () imposed by the
RNTPC on the PAS for BP approval as required by the Planning Department
(“PlanD”) (Annex A) were fully complied with on 30.7.2020, 5.8.2020 and
9.2.2021 respectively, Table 1 summarises the key timelines in association with

the above actions to discharge the three approval conditions.

Table 1 Summary of Actions Taken for Three Conditions Since 2019

Condition | Date of Submission | DPO’s letter Date DPO’s Leter
{ 6.6.2019 Not acceptable -] 14.8,2019

D 24.6.2019 Not acceptable 14.8.2019

(c) | 4.7.2019 Not acceptable 14.8.2015

(c) 6.8.2019 Not acceptable 20.9.2019

® 23.9.2019 Not acceptable 15.11.2019

)] . ] 23.9.2019 Not acceptable 24.1.2020

{c) 28.10.2019 Not acceptable 18.12.2019

® 11.2.2020 Not acceptable 29.4.2020

163



2.2.

2.3

24

31
3.1

Date of Submission | BD’s Decision Date of Decision
(122019 (1% - Disapproved 242019

28.6,2019 (2" Disapproved 27.8.2019

30.10.2020 (3"%) Disapproved (Annex E) 24.12.2020

) 0.3.2020 - | Not acceptabie : 26.8.2020
(c) 22.5.2020 Acceptable (Annex B) | 30.7.2020
(6] 29.6.2020 Not acceptable - 17.7.2020
@ 117.7.2020 Acceptable (Aunex C) | 5.8.2020

0 | 1122020 Acceptable (AnnexD) | 9.2.2021

It should be noted that before the acceptance of Condition-(j) on 9.2.2021, the
Applicant already submitted two BP submissions (ie. 2™ and 3" BP
submissions) to BD for consideration and approval. I-I_owévcr, these two BP

submissions were disapproved by BD due to some minor technical and land

-ownership/ land ‘exchange matters. Detailed schedule of the three BP

submissions with respect to the PAS are summarized in Table 2.

Table 2 Summary of BP Submissions Since 2019

Accarding:to the project Authorised Person (“AP*), the 4™ BP submission will

be prepared once the land ownership issue has been resolved with the LandsD.

Although the pez;mission of the PAS is valid until 26.1.2022 and having
considered that the LandsD has suspended to process the land exchange
application of the PAS, it is anticipated that more additional time would be
required for the LandsD to deal with the land rmatter thereafter, In view of this,
the Applicant wishes to seek 2 permission of the RNTPC to the present EOT
application for a period of four years. The requested extension period for

commencement of the proposed development is reasonable in practice.

SUPPORTING REASONS
In view of the above, it has been demonstrated that since the approval of the

PAS, the Applicant has been taken very active actions to comply with the

required procedures (including the compliance of three approval conditions as

specified by the PlanD), and to respond and to amend with solutions to all

20f 3
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3.3

34

2

specific technical comments made by BD with a clear intention to commence

‘the proposed development approved by the RNTPC.

The coming 4% BP submission will not only to resolve the BD’s outstanding

technical comments made on the 3 BP 'submission, but also to resolve fully the

land ownership issues with the LandsD at the same time. Therefore, additional

time for commencement of the proposed development is definitely required

under such circumstances. Indeed, it is not uncommon in practice,

The requested extension period is reasonable in general practice. Yet, it is
always the intention of the Applicant to commence the proposed development

as early as possible.

The approval of this EOT application is essential and necessary for the
Applicant to continue to make further active efforts to commence the proposed

development scheme approved by the RNTPC,

VISION PLANNING CONSULTANTS LIMITED
Angust 2021

3of 3
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Te:  CBS/NTW,BD | At _Mr, CHONG Karkit, Wilson_
BD Ref: (4)in BD 2/9013/10 dated 12.2.2019  FaxNo.: . :
{received by this office on 2.3,2019)

- Lot Ne(s) ¢ 0.0 99 Lots 661 s6RE, 669 R.P. 674 RE & 733 S.E.

Address ' H San’i‘in, Yuen Long, NT
' (Drawitig Nos. A-01 to A-44)
From : DPO/FS&YLE, PlanD
Résponsible Officer | Ms, Emily TONG
Telephone No. : 2158 6284 Fax No.: 3105 Q057
File Reference : PD/YLE 3/1/1 Date: 14.3.2019
PatA : '

' 1 No-obicotento-approval-efplansby-BE , ‘ K
I Objection to approval of plans by BD under BO s16(1)(d) A6 dey 6 el othess

{ refer to the building plan {BP) snbmission atluched to your above-quoted memo.

Statutorv Comméats

(1} The subject site falls within an area zoned “Other Shecified Uses” annotated “Services
Stations™ (“OU(SE)") zene on the approved San Tin Qutline Zoning Plan No. 8/YL-8T/3
(the OZP). According to the Notes of the OZP for “QU(SBY" zone, “Eating Place™;
‘Place of Entertainment’, ‘Shop and Services’, minor relaxation of building height, and
excavation of Jand require planning permission from the Town Planuing Board (the TPB).
The site is the subjsct of a planning Application, No. A/YL-S8T/503 for proposed copune ecial
development {eating plase, place of entertainment, shop and services) with minor relaxation.
of hejght restriction and excavation of land, which was gpproved by the Rural and New
Town Planning Committes of the TPB om-26:1:2018 with the conditions as set out in the
following table. Copy of the approval Jetiés is attached for reference, :

Approval Londitions* Approvin artments

(2) the submission md implementation of 2 revised | Director of Planning (D of Plan)
{eyout plen to take into account conditions () fo (K)

below
() the proposed development should not exceed the |-

hejght of the buildings as proposed by the applicant
{o) the submission and implementation of a revised D ofPlen
Landscape Master Plan including tree preservation

proposal. ‘ : .
(d) the submission of a vevised Geological Ympact | Director of Agriculture, Fisheries

Assessment and fmplementstion of the mitigation |-snd Congervation .

measures idencified therein,
(o) the submission of a revised Sewernge Impact Director of Envirohmental

Assessment and implementation of sewage weatment Protection (DEF)
and disposal messures identified therein :
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1(® e submission of 2 revised FEnvironmental
Assessment apd  implementation -of mitigadon
measures identified thersin to the satisfhotion of the
Director of Environmentsl Protection ot of the TPE

DEP

{g) the snbmission of a revised Drainage Impacet

Assesmment and the provision and maintenance of*

the drainage mitigetion measures identified therein

Director of Drainage Serviees

(b) the provision of a comprehensive public transport -

service proposal for both cross-bonndary wmd local
visitors

for T)

Commissioner for Transport (C

(i) the implementation of road improvement works and

© provision. of the pedestrian footbridge linking the
San Tin Public Transport Iuterchange with the
developaent, as proposed by the applicant

CforT

@) the design and proviston of vehighlar acoess, parking
farilities, loadinghinloading spaces and Jay-bys for
the proposed development

Ctor T

() the design and provision of .emergency vebiculax
access, water supplies for fire-fighting and fire
service ingtallations |

Director of Fire Services. -

* The above conditions should be complied with to the satisfaction of concemed departments,
Should aty of the concemed departments copsider that the surcent submission would.
constitnte non-complianes with the relevant conditions, the proposed development under
the current snbmission cannot he considéred as Having obtained planning penmission
graplod by the TPB for the purpose 0£5,16(7) of the Town Planning Crdinance.

(2} According io the approved scheme, the proposed development involves development of twa
4-storey clongeted commercial blocks over 3devel basements. A comparison of the
approved scheme wnder Application No. A/Y L-8T/503 and the subject BP is as follows:

Tten1 Development . Approved Scheme Current BP Difference
Parameters AfY1L-ST{503 (i (E-0)
(1]
(a) Site Area () 39,705 35,705 0 -
: (b) Total Non-domestic 86,477 36,477 0
Gross Floor Area (GFA)
()
(© Plot Ratio 2,178 2,178 ¢
() Bite Coverage (SC) Max. 65% 56.223% -8.717
. ' {-13.5%)
(&) Building Height 7 storeys (4 storeys | 7 storeys (4 storeys ¢
over 3-level over 3-lgval :
basement) basement)
36, 7m/26.350PD | 36,7m/28.55mPD
1 No. of Blocks 2 2
1 (8) No. of Pardng Spaces
Private Car 614 {at B2/F) 614 (at B2/F)
- Motercycle 62 (al B2/F) §2 (at B2E)
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3
My Taxi Stand _ o 0
- NT Taxi 12 phus 16 waiting | 12 plus 16 waiting '
, : spaces (at G/F) spaces (at GT)
- Urban Taxi : 8 plus 4 waiting 8 plus 4 wadting
spaces {at BIYF) spaces (at BI/F)
‘(@) | BusBaysfor Public 14 (at G . 14 {at G/F 0
Trensport | including 2 ourside  incinding 2 outside |
c thic Site along San  the Site along San
' Tin Tanen Road) Tin Tsuen Road)
&) Piok-up/Drop-off Bays 8 (al BI/F) . B(atBYF) 0
for Cars :
(k) Pick-up/Drop-off Bays 20 (2t B2F) . 20 (at B2/F) 0
and Parking Spaces for '
Coachies .
0] Loading/Untloading 73 (43 «t BL/F and | 75 (43 atBI/Fand 0
Spaces for Goods 30 at B2/F) 30 at B2/EY
' Vehicles : :
(m} Police Parking Spaces 3 (B2/F) - 3(B2E) 0
() | Building Fom . _
Compared with the approved schems, there are slight changss in tas buildng torm of
the proposed building {uot subjeet of environmental mitigation measnres).

2

(3) According to the Town.Planning Board Guidslines for Class A and Class B Amendments to

Approved Development Proposals (TPB PG-No. 36B), changes as ‘stated in items (d) and
n) above regarding the reduction in SC and change in building form (not being the sulject
of envitonmental mitigation measures) are Class A amendments and no separate planning
permission from the TPB is required.

(4ﬂooordﬁzg {6 the TPB Guidelines PG-No, 20, conditions which. congern. ox would affect the

detalled design, disposition and layout of the development should be corplied with before
approval of the B, In this regaxd, submission of Tevised Landscape Master Plan inciuding
free preservation.proposel, revised Environmeintal Asspssmeitt, design proposal of vehicutar
acciss, paking facilitis, Joading/unloading spaces and lay-bys for the _proposed
developrent under conditions (€),'(f) and () prior to Submission of BF woild beréguired as
fhey riidy affect. the detailed design of the developmiiit, _i&rowe\’ex, according to our record,

the applicant has not made sy submission for complidfice with approval conditions of the
subject dpplication. A such, the proposed development nuder the current submission
caymot be considered as having satisfied the requirements specified under the TPB
Grideliies PG-No. 20, and the development praposal as shows on the submitted building
plats cannot be considered as having obtained planning permission granted by the TPB for
the purpose of s.16(7) of the Town Planndng Ordinance. A8 such, the caxrying out of the
building wotks as shown on the building plan submission will contravenc the spproved San
Tin 0ZP No, S/YL-ST/8 It is therefore recornmended that s16(1)(d) of the Buildings

Ordinance be invoked to reject the BR

- PariB

Advisory Comments

(1) As the‘,zippréval conditions under Application No. ASYL-ST/503 have not beep fully

complied with, the applicant is advised to take prompt action to comply with: the rélgvant
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)

()

()

. Nos, A-39 and A~44 (i,c. §6,476. 668m engd 36,477m? respectively). The AP should rectify

approval condifions. If the zpproval condmoﬁs bave not been complied with to the
satisfaction of concumed deperiments, PlanDd will not suppoxt the issvance of Quonpation
Permitand Certificate of Complianoe for the propossd developient.

There are discrepanocies fownd betwccn the totsl non»domcsuo GFA, 25 shown. in Drawing

the inconslstency. -

Accordmg to Drawing No. A-dd, there are § disabled car parking spaces, which is different
from that shown fn Drawing No. A-03 (Le. 5 for disabled). The AP 31\0111& rectify the
inconsistency.

The relevam outling zouing plan referred in. Drewing No. A-44 should be the approved San
Tinn Outline Zoning Plan No. S/YL-ST/8 instead of the draft Ranling North Quiline Zowng
Plan No, S/FLN/L.

Tho shove cominexts stated in Part A on. the BP submitted may be subject to revision should |
thee be & chenge in clicumstances befoxe a decision on the BP is mads 'b:.f the Building
Anthority,

We may provide further comments if and when exemptionmodification applicasions, if any,
ate to be submitted to BCYBCII for consideration, and may provide farther comments to

LendsD when LandsD considess the BP under the lease conditions.

AN
Signature @
| T(C.K YD)
Post : DPO/BSYIE, PlagD

e,
DAFC

DEER

-CE/MN, DSD

CorT :
DofFS -
DLOSYL, LandsD

AP (CY8 Assodiates (Hong Kong) Lvd.)

Internal
CTP{UD&L, PlanD
Site Record (FSYLE 1 00056) (BP 7241)
TPBIAYL-8T7503

1

" CKYTET/BAX foay
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TOWN PLANNING HOARD

1BiE,, North Paint’ Qovernmant Cifices

FHbAEEREEEfER ' . qent

’ - . 393 Java Road, Norih Bajoy,
ﬁﬁgmﬁ‘aﬁ-ﬁ& o ‘ [_:Oggaxon;. ‘ ain
W mrec28770245/25228426 . v " "By Repistered Post & Fax

= tgTer 223146810

WSt Your Raleionsos

LS EIE
Iri reply o

Masterplan Ltd,

- Hong Kong

(At : KiraBrownles) -

Trear Sirfvfadem,

Eaarther considerafon of applisation No. A/VI~ST/503 - Proyosed Eating Rlaes,
Place of Entertainment, Shops aud Serviees, and Minor Rebueation of Building
Height Resigiction and Exeavation of Land in SOther Specified Uses™
annotated “Service Stations” Zone, Lots 661 8,C RE, §63 RP, 674 RE (Paxt) and

755 RP (Part) in DI, 9% and Adiomine Covernment Land, San Tin, Yeen Long

T rofer foy letter o you deted 2612013,

: After giving considerafion to the application, the Tow: Planning Boerd {(YFE)
spproved the application for permission under seefion 16 ofthe Tows Plarming Ordinance on
the terms of fhe application as submifted to the TPB. Ths permission shell be velid wotl
26.1.2022, and sfter the said date, the permission shall eease o have sffeet wnless before the
seid date, the-Gevelopmunt pevmitted is ¢ormesnced or the permission is renewed, The
permdssion is subjestfo the following conditions : . :

. ®

o

©

@

®

the sabmission and implemeniation of 4 reviséd layont plan o take Into
accotnt conditions (b) to (&) below to the satisfaction of the Director of
Plenning orof the TPR;

s propesed., developmentt shopld not exceed the height of the bulldings as
proposed by yous : L

the subreission and foplementation of a revised Landscape Mester Plan
heelnding tres pressrvation praposel 10 the sasfsfhetion of the Disector of
Planning or of the TFB; :

the submisﬁuﬁ‘, of 2 revised Ecologieal Impact Assessmedt and

Smmplementziion, of the mifigation measures: idextified thevein to the

fisfaction of the Pirector of Agricvlines, Fisheries and Conservation. or of
the'IPB; . .

-

the sobmission -of a revised  Sewerage Impact. Assessment  and

R ol TPRIANL-ST/S03 . 9 Febroary 2618
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xmplomen.h!honof sewage treatoaent eud disposslmpastines identified thertin
+ 45 the satisfacHon of the Direcdor omeuonmmu Protection or cf the TPB;

® the suhmxsnou of'a revised Enwmmcntal Assessment fné mnlmcntuﬁosn
of iiitigation messtes ideptified thereit to the sé.tsfwhon ofthe Divestor of
Bovizanmenta) Protection or of the TPB; - .

() The sulmisson.of 2 revised Drainage Tmpast Assessement and the provision
and ppaintenenee of the drafags witigation measres ideciified terein to the
safisfstion.ofihe Dicsdtor of Draimge Secvioes or of ﬁm TP3;

@ - “the provision of & comprchmv. pubhc transpart secvice proposal for both
' - cross-bomadary and local visthors to the sefisfastion of the Compissioner for «
Transport o ofthe TPB; -

@ the implementetion of roed improvemeat works end provisloa of the
pedssition Hotidge linking the Sag Tin Public Transport Inferchange wifth
the development, 25 proposed by you, to the satisfaction of fhe
Comunissioner forTramport or of the TPB,

@ the design and provison of vehicvler access, parking faoilites,
Joadingmloading spaces end lay-bys for the proposed development to the
satisfaction of the Comunissioner for Trénspors ar of the TEB; and

(k) the designand pmsinn of emergency vehioular access, weter smph;zs'fer ,
. Se-fighting and fire sexvics ingtallations to the safsfaction ofthe szctvr of
Fm. Services or of the TPB.

The TPB also agreod 1o advise you to note thr: advisory elanses as se‘ out at
Appendix F-£ of the TPB Paper. .

Tyou wish to seck gn extansion of the validity of fhis pergission, yonsmey sabmit
zpuLcanontothe TER for rensval of the permission no loss tham six weeles hfore its aqpivy.
This is to allow sufficieat e for processing of tis applicetion i consultefion with the
- concamed departments, The TPE will not consider any apphwtaon for eagwal of pemmission
if the 1ime Bmit for commempement of development specified in the pranission has alendy
excpived at 10 Hme of consideretion by $he TPR. Please xefer to Ge TP Guidelines No, 35C
and 36 A for details. The Guidelines and apphghun forms are available.zt the TER's wehsite \
(roww.info.gov. kAP, the Plaaning Raguecy Cowgters of the Pleaning Depactment (Hothis :
2231 5000) gt 17/F, Noxth Peint Govemment Offices, 333 Fava Road, Norfa Poin; 14/F, Sha
Tin Government Offices, 1 Showng Wo Che Road, Sha Tie; and “he Secretariaf of the TPB at
15/, I‘io*th?uz.m. Govm:m::w‘,ﬁﬁicw

For mcndmﬁnts 1o *.hc approved schame ot ma¥ be pamttcd with or without .
apuhcahcn ymder stction 164, plmso referto TPB Gridelines No- 364 for dd.aﬂs.

A.copy of the TPB Paper in resgect of tha applxcauon (eaecapt *.he sxmplcmm(nw
plaamng statementftechrical repori(s), if auy) and the relevant extract of xelrutes of the TPB
—— meefing held on 26.1.2018 ar enclosed herowith fox yous xefecencs.
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) ¢ Under section 17(2) of the Town Planning Oxdix;a!_icc, an epplicent aggrieved by o
decision of the TPB may apply 10 He TRE for 2 review of the decision If'you wishi to seek 2

| P.00T/07 |

revitsv, fou shonld informane within2 | days from the date of this letbar (on or beftrs 2.3.2018).

Twill then contact you to amnge a hearing before the TPB wiich you and/or your zuthorized

representative will be fuvired o siterd, The TPB is requized o consider a zeview application .

within. fheeé morshs of recsipt of e applicaion for review, Please note that any review
application will be peblished for thres weeks for public toxemenis, T

This prremission by e TEB wndéx saction 16 of the Town, Blatning Oxdinance . '

chould not be taken fo odicats that any other yovernmext agpraval which may be needed in
conpection. With the development; Wikl be given. Yol shovid approach the sppropriate
govarnmment departments o a0y such mettar, .

If yon have any cueries tegaeding this planning permission, please contaot

Vs, Emily Tong of Fagling, Shoung Shui & Yiren Lomg Bast Distdct Plaoning Office at

148 §284. In case you wish to congult the relevant Govemment departeente on matiers
yelating o the abave spproval condifions, 2 list of the voncamad Govemment officers is

attached herewith for your refersuce.
Fours fibfidly,

v

" (Raymond KAN)
for Seereiary, Town. Planning Board

TOTAL P.JCT
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. . , ) By Fax yand Post  Annex-B
R E ' D ~ Planning Department
) - Vanling, Shoung Shui & Yuea Long st
'*’3 4 ~ LARBTCRRRAEIE ] s Phming Office
RIMAESIH 112004 388 5k Unit 2202, 22/F. CDW Fuilding,
rw*&;'\&! 2 A 2202 388 Caxtle Poak Reud, Tioen Wha, NTS
HRER  Your Reference )
HEHEEE  Our Rc(;t:xence ( Yin TPB/A/YL-ST/503
fRIEREE.  Tel.No.: 3168 4072
MHEANHTE  Rax No.: 3168 4074/ 3168 4075
' 30 July 2020

Vision Planning Consultapts Ltd.

(Attn: M. Kim On CHAN)
Dear Sir,

Proposed Eating Place, Place of Entextainment, Shop and Services, .
and Minor Relaxation of Building Height Restriction and Excavation of Land in “Other
Specified Uses” annotated “Services Stations” Zone, Lots 661 8.C RP, 669 RP, 674 RP (Part)
aad 773 RP (Part) in D.D. 99 and Adjoining Government Land, Szu Tin, Yuen Loag

" (Planning Application No. A/XL-ST/503)
Compliance with Approval Condition (c) on the Submission and Implementation of
a Revised Landscape Master Plan fncluding Tree Preservation Proposal

I refer to your submission dated 22.5.2020 regarding the captioned planning condition
regarding the submission and implementation of a revised Landscape Master Plan including tree

preservation proposal. The relevant department has been consulted on yaur submission. Your
submission is considered: -

{3 Acceptable. The captioned condition has been complied with.

E’Acceptablc. Since the captioncd condition requires botly the submission and
implementation of the proposal, it has nof been fully complied with, Please -

. proceed to implement the accepted proposal for full cornpliance with the approval

- coudition. Please find the detailed comments of Chief Town Planner/Urban
Design & Landscape of Planning Department (CTP/UD&L, PlanD) at Appeodix. .

0 Not acceptable. The captioned condition has not been complied with,

Should you have any querics on the comments, please contact Mt. Gigi NG (Tel:
directly.

Yours sincerely,

( M. nnie LAU)
District Planning Officer/
Fanlmg, Sheung Shu and Yuen Long Bast

IIH’W i’?l( ‘M%i a

9B% P.Bl

LPe=ER - rﬁi&ﬁﬂIﬁ.iﬁﬁ%&ﬁEHﬁﬂkﬂ%E‘i@ﬁﬁ%?ﬁ *

Our Yision - *We plan to mile Hong Kunap an irterpational ¢ity of world prominence.”
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_ Planning Department
CreroparL- o (Atm.: Ms. Gigi NG)
CTP/TPB(2) . .
WL/ACRY/ry
Appendii

Detailed comments of CTR/UD&L. Plan)):

. Having reviewed the R to C, the applicant cxplained the compensation will be
provided for those missing trees as part of the current LMP submmission. As such, we have no
farther comment and the LMP subroitted from the applicant dated 28.10,2019 is considered
acceptable from the landscape planning. perspective; henee, it has partially corplied with
approval condition (¢). Full compHance with approval condition (¢) rests upon the
jmplementation of the approved LMP to the satisfaction of the Director of Planning or of the

TPB. , |
The applicant should collate the latest revision of dfa“dngs fnto full setsand
submit sufficient copics for stamping, Kindly b advised that stamped copies

should be issued 10 the televant parties for record andfor action including DLO.

The applicant is reminded to follow JPN3 and PlanD’s Practice Note No. 172019 for
compliance checking of the completed landscapc works, The applicant shall appoint 2
Registered Landscape Architeer (RLA) to cortify that the, landscape works hus been
implemented. in accordance with the approved LMP and submit 2 self-certification of
eompliance (SCC). The invelved RLA. shall observe and follow the circular letter of 16.6.2015
jssued by the Landscape Architects Rogistration Board (LARB) addressing fo all RLAs, in
connection with the RLA's Delivery of Professional Staddards of Services.

The applicant is reminded that approval of the LMP under TPR approval condition
does not imply approval of the site coverage of greenery requirements wider APP PNAP-152
and/or under the Jease. The site coverage of greenexy calculation should be submitted separatcly
to BD/LandsD for approval. Simflarly for any proposed tres preservation/removal scherme, the

applicant is yemixded to approach relevant authority! government department(s) dixect to ohtain

the necessary spproval

. ) : /.-mp/.w,;;fuw 3
REtyE - TEBRNTELTERAERNENREDY - oS | @

Our Yigion — “We plun te make ITong KoagAn internationnl city of world prowincnce.”
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: : L By Fax ( o and Fost ,
o F ' P Plapning Department Annex C
= Fanling, Sheung Shui &
S« KRG d Yoo Long st -
.
ﬁ%ﬁ'ﬁm,&% 388 &3 ' . Diztzict Planning Office
AR 22 48 2202 & Unit 2202, 22/F,, COW Building,

388 Castle Peak Road, Tsuen Wan , NUT
AHEHEE  Your Refercnce
e AT " DucReference { ) in TPB/A/YL-3T/503
ESER Yol No.: 3168 4072
- FEUBE FaxNo.r - 3168 4074 o
. 5 August 2020
Vision Planning Consuitants Ltd, '

(Aftn: Mr. Xim On CHAN)
Dear Sir,

Proposcd Eating Place, Place of Entcxtainment, Shop and Sexvices,
and Minor Relaxation of Building Meight Restriction and Excavation of Land in “Other
Specified Uses” annotated “Services Stations Zone, Lots 661 8.C RP, 669 RP, 674 RP (Part)
and 773 RP (Part) in D.D. 99 and Adjoining Government Land, San Tia, Yuen Long
(Planming Application No. ASYL-8Y/503)
Complizace with Approval Condition (¥) °

I refer to yotr submission dated 17.7,2020 for compliance with the submission part of the
captioned approval condition regarding the submission of a revised Environmental Assessment
(EA) and implementation of mitigation smeasures identified in the revised EA. The relevant
department has been consulted on your submission.  Your subsnission is considered:

I Acceptable. The captioned condition, has been complied with.

MAcceptab!c Since the captioned condition requires both the submussion and

implementation of the proposal, it has not been fully complied with, Please
proceed to iroplement the accepted proposal for full complirnce with the approval
condition.

[ Not acceptable, The captioned condition has not been complied with.

Should you have any queries, please contact Ms, Jolitta CHAN o Eh\_rironmantal Protection

- Department (Tel: " directly.
. Yo
( Ms. Winkie LAU)
District Planning Officer/
Fanling, Sheung Shui and Yuen Long East
Planning Depariment
RAGEE - TRV TR.CEERAEFOBHERET - 5 :
Qur Vision - “We |?[an 1¢ make Hang Kong nn interoutionat vily of world |)I‘omifmn_ec." *
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o o By Fax ( ) and Post -
B OE E ' i Planning Department  AnnexD
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A EEER Your Rcfc:'cmcc
AEBBEE  Our Reference ) in TPB/ASYL-ST/503

WIESE  TelNoo 31684041
{HEHEE  Fax No.: 3168 4074/ 3168 4075
. ‘ . ' 9. February 2021

Vision Planning Consultants Lid. o

(Attn: Mr. Kiom On CHAN)
Dear Sir,
Proposed Eating Place, Place of Entertainment, Shop and Serviees,
and Minor Relaxation of Bujlding Height Restriction and Excavation of Land in “Other
Specified Uses” annotated “Services Stations” Zone, Lots 661 S.C RP, 669 RP, 674 RP (Part)
and 733 RP (Part) in D.D. 99 and Adjoining Government Land, 8an Tin, Yuen Long
(Planning Application No. ASYL-ST/503) ' '
Compliance with Approval Condition (j) on-the Desigu and Provision of Vehicular Access,
Parking Facilities, Loading/Unloading Spaces and Lay-bys

I refer to your submission dated 1.12.2020 (Ref. YL-ST/CC/TDL/] 9-30) for compliance:
with the design part of the captioned approval condition for the proposed development. The
Transport Department bas been consulted on your submission. Your submission is considered:

{3 Acceptable. The captioned condition has been complied with.

IE/Acéeptable. Since the captioned condition requires both the design and provision

of the proposal, it has not been fullv complied with. Please proceed to implement
the accepted proposal for full compliance with the approval condition.

I Not acceptable. The captioned condition has ‘not been_complied with,

Detailed comments ave at Appendix. Should you have any queries on the comments, please
contact Mr. Albert TSE (Tel: 2323 2727) of Transport Depariment directly.

Yours sincerely,

ool

for District Planning Officer/
Fanling, Sheung Shui and Yuen Long Bast
Planning Department

C for T (Attn.: Mr. Albert TSE)
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Appendix

Detailed comments of Transport Department:

1. Given to the understanding that the comprehensive public transport service proposal for botl
cross—boim.darj,r_ and local visitors has yet to be submitted as required under approval condition
(h) of the captioned planning application which may also affect the detailed design and. layout
of the development, he wiil provide commients when the detajled information regarding the
public transport service proposal is available. '

2. Considering that the applicant is prepared to amend the building plans for the proposed
development if requited under the future public transport service proposal under approval
condition (h), be has no adverse comment on the current submission for compliance with the
design part of approval condition (j) from traffic engineering perspective. For clarity sake, the
applicant is reminded that any change in the building plans which necessitate the change of the
design of the vehicular access and parking provision/arrangement under respective approval
condition should be submitted for our approval.

. B (j;ﬁ‘g ffs’i"z;ﬁmwm -
BOWUE - "EBRNIFESERALROSNBESE. , T s

Our Vision = “We plan to muke Hung Iong an international ehty of world prominence,”
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24-DEC—2028 13:i53 FROM BUILDINGS DEPT P.51
YOUR REF 3¢ blejit it « .
OIJR RER 7584500 (52) in BYY 2/9013/(9
FAX M Scfitse ity
TEL Hiak ¢
wwyebd.govhk
CHAU Tak-ho, Keuneth , ' Decernbey 2020

e/o CYS Associates (Hong Kong) Ll:d.‘
Hong Kong

Dear Sir,
San Tin, Yuen Long —
D.D. 99 Lots 661 8.C R.P, 663 R.F, 674 R.F & 733 8.,

. T refer to your application received on 30 October 2020 for approval of proposals in
respect of BUILDING. . . :

2, - Your submission of plans has been checked under the. curtalied oheck ,system
announced in Practice Note for Authorizod Persons, Registered Structural Engineers and Registored
Geotechnical Engineers (PNAP) ADM-19, On this basis, the submission has been found to be
fundamentally unacoeptable and I hereby disapprove the submission for the ressons detailed in

paragraphs 7 of this letter,

3, Yau sre reminded that the curtafled.check system covers only the fundamental issues
of a building proposal. Although non-fundamental issues will not be raised as reasans for disapproving
a submission, T expect that all contraventions of the Buildings Ordinance (BO) and its subsidiary
legislation ere rectified as and when they are discavered and in any event, before completion of the
works i¢ cortificd. In this connection, I ask you to note that the Building Authority attaches great
importance to the proper assumption of dutles and responsibilities by authorized petsons and registered

structural enginesrs.

4, - Your olient has been sent a copy of this letfer but I would request that you ensure that
the contents ate understood by him.

5. With the exception of one set of plans which I will rotain for recard purposes, the -
———  remaining copies of your submission are returned herewith, .

6. . You are advised that under Section 44(1) of the BO, any person agprieved by a
decision made by the Building Authority may appesl from that decision. Should your client wish to
appeal ageinst my decision in this letter, please refer 1o the provisions of Part VI of the BO. In
particular, please note that a Natice of Appeal should be served by your elient in wtiting dirgetly on the
Secretary to the Appeal Tribunal o be received by him not later than 21 days from the dato of this

letter,

v HA)
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Our Ref,: {92) in BD 2/9013/19

7

(A).

Your plans are disapproved under section 16(I)(d) of the BO as the following

contraventions are noted:

(a)

(b)

(¢)

(@

7

(e)

(B).

the following areas shall be included in groes floor area (GFA) caloulation under regulation
23(3)(a) of the Building (Planhing) Regulation (B(P)R) since the pre-requisites for the
granting of GFA concessions as stipulated in PNAP APP-151 aud APP-152 have not béen
fully complisd with due to the irregularities/insufficient information (e.g. no undertaking
letters) noted: '

(i) Non-Mandatory / non-essential plant rooms and associated pipe duots; and

(if) Voids at shopping arcade and cinema.

the following areas shall be included in pross floor area (GFA) calovletion under the
regalation 23(3)(a) of the B(MR:

(i) Covered areas under gldss canopies at 1/F; and

(if) Covered landscaped areas.

the following items contravene regulation 41(1) of the B(P)R for the provisions of means of

escape; :

(i) Required staircases are not provided in accordance with Clause B11.3 of FS Code 20] 1
such as the horizonta! distance measured along the centreline of the oxit toute between

" staircase ST-B03 and staircase ST-BOS excocds 48m at B2;

(i) Number of exit doors and exit routes are not provided in accordance with B7.1 and
Table BZ of FS Code 2011 such as only single exist is provided at F&B G45 on G/F;

(i) Travel distance exceeds the maximum distance under Subsection Bl of FS Code such
as deadend travel distance is more than 18m at Shop 309 at 3/F; and :

(iv) The site does not abut upon and have frontages to two thoroughfures in acoordance with
Clause B20.1 of F§ Code 2011,

The following item contravene regulation 417 of the B(P)R for the provisions of means of

access: '

(i)  Fireman’s lifts is not provided in aceordance with Clayse D8.4 of FS Code 2011 such as
area next to ST-B06 at B2 is not served by fiveman’s lift within 60m.

The following item contravene regulation 50 of the B(C)R for the provision of fire resisting

construction (FRC):

({) Required FRR provision against the compartment volume and use Is not provided in
accordanco with C4.1 and Table Cl of FS Code 2011 such as inadequate FRR
separation between the carparks and shops st BI.

Your plans are disapproved under section 16(1)(j) of the BO as further particulars

and/or plans provided upon my pervious refusal not to my satisfaction.: -

SL 3

(a)

(b)

©

Justlfy the proposed site classification and clarify the mean street level with caloulations. My
position under regulations 20 and 21 of the B(P)R is hereby reserved;

demonstrate with section plan the slear height of the stairosse ST-B09 is sufficient as shown
on the grid 2-3 and K-L at Bl. My position under regulation 41(1) of the B(P)R is hereby
reserved; '

demonstrate compliance with Clause B17.4 of FS Code 201 1 on the provision of independent
staircase to all basement floors, My position under regulation 41(1) of the B(P)R is hereby
reserved; :

. L T(BY(d)
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" (d) demonstrate complisnce with Subsection D3 and Clanse. D8.4 of FS Code 2011 on the
provision of firefighting and rescue stairways to all basement floors. My position under

regulation 41C of the B(P)R is hereby reserved; -

(¢) clarify the use and erea of the space at grid 55-59 and F-L at B2 and justify suoh arca exempted
from the GEA calculation. My position under regulation 23(3)(a) of the B(P)R is hereby

reserved;

(f) clarify the site area and site boundary by an authorized land surveyor or lease plan. My
position under regulations 20 and 21 of the B(P)R is hersby reserved;

{g) clarify the status of the proposed improvement works oh San Tin Tsuen Road, Castle Peak
Road-8an Tin and Tung Wing On Road and the width of the streets the site claimed to abut;

(h)l clarif‘y the existing ground profile and justify the GFA congession for carpark as'stipulatcd in
Appendix C of PNAP APP-2. My position under regulation 23(3)(s) of the B(?)R is ‘hereby
reserved; T ' .-

(i) justify tho size of refuse chember and demonstrate compliance with PNAP APP-35, My
position under regulation 23(3)(a) of the B(P)R is reserved;

(j) justify with supporting docwments on the area of public transport applied for GFA concession.
My positlon unider regulation 23(3)}(a) of the B(P)R s regerved; ‘

(k) justify the voids area for shopping arcade and ¢inema with assessment, My position under
regulation 23(3)(a) of the B(P)R is reserved;

(2) demonstrate compliance with Clause BS5.4 of FS Code 2011 on the provision of protected
{obby to transformer rooms at B1. My position under regulation 41(1) of the B(P)R is hereby

reserved,

(a) demonstrate compliance with Subsection B30 of FS Code 2011 on the provision of temporaty
refoge spaces (TRS) such as the TRS at grid 23-24 and M-N at B1 is not Jocated in a protected

exit. My position under regulation 41(1) of the B(P)R is hereby reserved;

(b) domonatrate campliance with Cleuse C14.2 of F§ Code 2011 on the disposition of smoke vent -
to each basement floor. My position under regulation 90 of the Building (Construction)

Regulations (B(C)R) is hereby reserved;

(c) clarify and demonstrate compliance with Subsections D7 and D14 of F§ Code 2011 on the
provision of Initial access to fireman’s fifts, My position under reguiations 418 and 41C of

the B(P)R is hereby reserved;

(d) demonstrate compliance with Clause C9.1 of FS Code 2011 on the provision of smoke seal
lobly at basement floors to some lifts connects above the ground storsy such as lift L-22 and
lift L-23 at B1, My position under regulation 90 of the B(C)R is hereby reserved;; and

(e) demonstrate and clarify the compliance with the SBD Guidelines as per PNAY AFP-151 and
APP-152. Tt is noted that your demonstration is based on the proposed strest improvement -

worky without justification.
8. You are reminded that the grounds for this refusal s set ot in the above shall not be
treated as being exhavstive, and no such refusal shall be chstmedl as implying any approval of any part

of such plans.
: , S e
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9. You are reminded that al] examples of the locations quoted above are not exhaustive
and you have to review the full set of plans, Moreover, you are advised to provide a list of responses to
comments upon resubmission to facilitate the plan processing,

- 10, Comments dated 15 December 2020 from District Planning Officer/FS&YLE of
Planning Department (Irene LAl at 3168 4033) had been copied to you directly.

11, Chief Engineer/Mainland North of Drainage Services Department (L K MA. at 2300
1693) advised that the previous comments 8 Auvgust 2019 conveyed o you in the Paragraph 12 and
Appendix [[} of my letter dated 27 August 2019 under file reference no. (58) in BD 2/9013/19 are still
valid. . : .

12, Chief Geotechnical Engineer/Mrinland West, Geotechnical Engineering Office of
Civil Engineering and Development Department (Michael K W FUNG at 2762 5223) had no in
principle geotechnical objection to your praposal and advised that the previous comments dated 27
August 2019 conveyed to you via fax dated 3 September 2019 are still valid.

13. Comments from other depariments, if any will be conveyed to you updn receipt.
Your aftention is drawn to section 4(3) of the RO

14; Your submitted Forms BA16 will be considered upon resubmission. _

15, You are reminded that under regulation 29(3) of the Building (Administration)

Regulations (B(A)R) and without prajudice to regulation 30(3) of the B(AJR, the submission of
further partieulars or other. plans consequent upon the refusal of the BA to give his epproval under
seotions [6(1)(1) of the BO shall be deemed fo be a fresh application in respect of the plans which the
BA had refused fo approve. Your future re-submission of plans for the subject propossl will be
considered as plans submitted for the first time to the BA for approval, which regulation 30(3)(a) of
the B(A)R applies. :

16. For any further enquiries, please contact our Wilson CHONG at

Yours sincorely,

Chief Building SurveylorNTW
for Building Authprity

c.c. TGPCYCLE DEVEL(_)PM]?NT LIMITED

* DofFS (By Fax ONLY:
DPO/FS&YLE  (By Fax ONLY.
DLOML (By Fax ONLY:

AC for T/NT (By Fax ONLY"
CHE/MNTW,HyD (By Fax ONLY
CE/MN,DSD  (By Pax ONLY:
GEO, CEDD (By Fax ONLY:
Dof CA {By Fax ONLY:

TOTAL P.B4






Appendix lll of RNTPC
Paper No. A/YL-ST/503-1

Development Parameters under Application No. A/YL-ST/503

Development Parameters

(a) Site Area 39,705m?
(including about 2,244m? of GL)

(b) Plot Ratio 2.178
(c) Total non-domestic GFA 86,477m?
(d) Non-accountable GFA (about) 62,000m*

- Basement car park and - 39,000m>

loading/unloading spaces

- Plant room and similar services - 17,800m?

- Amenity and green features - 5,200m?
(e) Maximum Site Coverage 65%
(f) Building Height (BH) 7 storeys (4 storeys over 3-level

basefnent)

(g) No. of Blocks 2
Internal Transport Facilities
(h) No. of Parking Spaces

- Private Car - 6l4

- Motorcycle - 62
(i) Taxi Stand

- NT Taxi - 12 plus 16 waiting spaces

- Urban Taxi - 8 plus 4 waiting spaces
(j) Bus Bays for Public Transport 14
(k) Pick-up/Drop-off Bays for Cars | 8
(1) Pick-up/Drop-off Bays and Parking | 20

Spaces for Coaches
(m) Loading/Unloading Spaces for 73

Goods Vehicles
(n) Police Parking Spaces 3
(o) Operation Hours 10:00 a.m. — 10:00 p.m. daily
Uses by Floors ,
1/F-3/F | Eating place, place of entertainment, shop and services and roof/terrace
G/F Eating place, place of entertainment, shop and services, landscape area,

taxi stand/waiting spaces and bus bays

B1/F Eating place, place of entertainment, shop and services, sunken




courtyard, car drop-offs, taxi stand/waiting spaces, ldading/unloading
spaces and mechanical and electrical

B2/F Parking spaces, loading/unloading spaces, coach drop-offs and police
parking spaces '
Temporary sewage treatment plant

B3/F




Appendix IVa of RNTPC
Paper No. A/YL-ST/503-1
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Agenda Item 33
Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-ST/503 Proposed Eating Place, Place of Entertainment, Shops and Services,
and Minor Relaxation of Height Restriction and Excavation of Land in
“Other Specified Uses” annotated “Service Stations” Zone, Lots 661
S.C RP, 669 RP, 674 RP (Part) and 733 RP (Part) in D.D. 99 and
Adjoining Government Land, San Tin, Yuen Long
(RNTPC Paper No. A/YL-ST/503A)

106. The Secretary reported that the application was submitted by Topcycle
Development Ltd., a subsidiary of Henderson Land Development Company Ltd. (HLD), and
Masterplan Ltd. (Masterplan), AECOM Asia Co. Ltd. (AECOM) and Ramboll Environ Hong
Kong Ltd. (Environ) were three of the consultants of the applicant. The following Members

had declared inteljests on the item :

Mr Ivan C.S. Fu - having current business dealings with HLD,
Masterplan, AECOM and Environ;

Ms.Janice W.M. Lai - having current business dealings with HLD,
AECOM and Environ;

Mr Stephen L.H. Liu - having past business dealings with HLD;

Mr Alex T.H. Lai - his firm having current business dealings with
AECOM,;

Professor K.C. Chau - being an employee of the Chinese University of

Hong Kong, which had received a donation from a

family member of the Chairman of HLD;

Mr H.F. Leung - being an employee of the University of Hong Kong

(HKU), which had received a donation from a



- 7] -
family member of the Chairman of HLD;
Dr C.H. Hau ' - having current business dealings with AECOM and

being an employee of the HKU, which had received

a donation from a family member of the Chairman

of HLD;

Dr Lawrence K.C. Li - being the Treasurer of the Hong Kong Polytechnic
University, which had obtained. sponsorship from
HLD;

Ms Christina M. Lee - being the Secretary-General of the Hong Kong

Metropolitan Sports Events Association, which had
obtained sponsorship from HLD; and

Mr Peter K.T. Yuen - being a member of the Board of Governors of the
Hong Kong Arts Centre, which had received a

donation from an Executive Director of HLD.

107. The Committee noted that Mr Ivan C.S. Fu, Mr Stephen L.H. Liu, Professor K.C.
Chau and Dr C.H. Hau had tendered apologies for being unable to attend the meeting. The
Committee also agreed that the interest of Ms Janice W.M. Lai was dfre_ct and she should be
invited to leave the meeting temporarily for the item, and as the interests of Mr H.F. Leung,
Dr Lawrence K.C. Li, Ms Christina M. Lee and Mr Peter K.T. Yuen were indirect and Mr

Alex. T.H. Lai had no involvement in the application, they could stay in the meeting.
[Ms Janice W.M. Lai left the meeting at this point.]

Presentation and Question Sessions

108. With the aid of a PowerPoint presentation, Ms Maggie M.Y. Chin, DPO/FSYLE,

presented the application and covered the following aspects as detailed in the Paper :

(a) background to the application;



(b)

(©

@

(e)
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the proposed commercial development (eating place, place of entertainment,
shops and services) and minor relaxation of height restriction and

excavation of land;

departmental comments — departmental comments were set out in
paragraph 10 of the Paper. The Director of Agriculture, Fisheries and
Conservation had reservation on the application from nature conservation
point of view and raised concerns on whether the proposed development”
which would generate large amount of traffic and human flow in the site
and its surrounding area could be regarded as an appropriate level of
residential/recreational development for fulfilling the planning intention of
Wetland Buffer Area (WBA) as stipulated in the Town Planning Board
Guidelines No. 12C and approval of the application might encourage other
similar developments in the WBA which would result in cumulative
negative impacts on the ecological integrity of wetland ecosystem in Deep
Bay area in future. He was also worried about the impact on the
fishpond/wetland habitats in the Wetland Conservation Area (WCA) during
the operational phase as spillover of traffic and human flow to San Tin
Tsuen Road and the fishpond/wetland habitats in WCA was anticipated.
Other concerned government dep~ar£ments had no objection to or no adverse

comment on the application;

during the first three weeks of the statutory publication periods, a total of
176 public comments, including 161 supporting comments submitted by
individuals and 15 objecting comments ‘submitted by a Yuen Long District
Council member, San Tin Rural Committee, the Hong Kong Bird Watching
Society and the Village Representatives of eight villages, were received.
The major supportive views and objection grounds were set out in

paragraph 11 of the Paper; and

the Planning Department (PlanD}’s views — PlanD had no objection to the
application based on the assessments set out in paragraph 12 of the Paper.

The site fell within the “Other Specified Uses™ annotated “Service Station”
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(“OU(SS)”) zone. The proposed commerci.al development (eating place,
place of entertainment, shop and services) with a plot ratio of 2.178 (or
gross floor area of 86,477m2) was considered in compliance with the
development restrictions of the “OU(SS)” zone. Regarding the proposed
building height (BH) relaxation sought, the proposed BH increase of 3
storeys were all accommodated in basement levels and there would be no
increase in the number of storeys above ground. However, in terms of
absolute-height above ground, the proposed BH would be increased from

the originally permitted 15m to levels ranging from 16m to 21.2m above

- ground to achieve a stepped height design. The site was in close

proximity to Lok Ma Chau (LMC) Control Point and LMC Spur Line
Control Point and was located adjacent to the San Tin public transport
interchange (San Tin PTI/“Yellow Bus” terminus). The proposed

development was not incompatible with the surrounding areas. While

 DAFC had reservation on the application, suitable approval condition

requiring submission of a revised Ecological Impact Assessment (EcolA)
and implementation of the recommended mitigation measures was
suggested to address the technical concerns.  Other concerned departments
had no adverse comment on or no in-principle objection to the application
from traffic, environmental, drainage, landscape, visual, water supply and
electricity/town gas safety perspectives. Seven previous applications at
the site for temporary uses had been approved since 1997. The last

application No. A/YL-S8T/476 submitted by the same applicant for

~ proposed temporary cross-boundary shopping centre with ancillary car park,

eating place, shop and services (fast food shop), office and storage of
consumer goods (temporary cross-boundary shopping centre) was approved
with conditions by the Committee on 18.9.2015 for a period of three years.
Regarding the public comments, the comments of government departments

and planning assessments above were relevant.

[Ms Christina M. Lee and Mr Alex T.H, Lai left the meeting at this point.]

109.

The Chairman and some Members raised the following questions:



110.

(a)

®

(©

(d)

(e)

®
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the progress of implementation of the temporary cross-boundary shopping

centre at the site. under the approved application No. A/YL-ST/476 and the

- major difference between that temporary cross-boundary shopping centre

and the current proposal under application;

whether the applicant had provided any justifications on applying for a
permanent development while the approved temporary cross-boundary

shopping centre had yet to commence operation;

whether the applicant had proposed any management measures similar to
those proposed under application No. A/YL-ST/476, i.e. management of

the shopping centre by a non-profit making foundation;

whether ﬁ similar application No. A/YL-ST/498 for proposed temporary
cross-boundary shopping centre with ancillary car iaark, eating place, shop
and services (fast food shop), office and storage of .consumer goods for a
period of three years in the “Undetermined” (“U”) zone to the east of the

site was a related application;
whether the traffic impact assessment had taken into consideration the
nearby proposed development including the temporary shopping centre

under application No. A/YL-ST/498; and

how could the concerns of DAFC on ecological impact be addressed.

Ms Maggie M.Y. Chin, DPO/FSYLE, made the following responses:

(a)

the site was the subject of a temporary approval under application No.
A/YL-ST/476 for temporary cross-boundary shopping centre and the
construction works were near completion. According to the applicant, the
temporary shopping centre was tentatively scheduled for operation by end
2017. The current proposal under application (No. A/YL-ST/503),
submitted by the same applicant was for a permanent commercial

development comprising eating place, place of entertainment, and shop and



(b)

(©)

(d)

75«

services uses, which, if approved, was scheduled for construction in 2019
for completion by 2021, after expiry of the planning permission for the
temporary. cross-boundary shopping centre. . The applicant had not
provided other information in the sybmission regarding interface
arrangement on the implementation of the temporary and permanent

developments;

according to the applicant when submitting application No. A/YL-ST/476,
the temporary cross-boundary shopping centre aimed to provide a quick
solution to meet the demand of cross-boundary visitors in the Yuen Long
and North districts for shopping facilities, whereas, for a permanent
development, it might require more detailed assessment including Traffic
Impact Assessment (TIA) and EcolA to demonstrate its technical feasibility
in the long run and these assessments usually require a longer time to

conduct;

-under previous application No. A/YL-ST/476, the applicant claimed that

the temporary cross-boundary shopping centre would be managed by a

non-profit making foundation which would donate revenue to support local

charitable organisations so that the locals could benefit from the

_ deVeIopment. The applicant of the current application had ndt provided

information for such arrangements;

there were a number of similar applications for commercial/retail uses in
the vicinity. With reference to Plan A-5 of the Paper, she said that
application Nb. A/YL-ST/480, covering an area of only 612m* for
temporary shop and services (retail shop) for a period of three years, was
approved by the Committee on 19.2.2016. Application No. A/YL-ST/498
at a site across San Sham Road in the “U” zone to the north-east for
proposed temporary cross-boundary shopping centre was submitted by a
different applicant, and the request for deferment of con_s.ideration of the -

application would be considered by the Committee at the same meeting;
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(&) in the TIA conducted, the applicant had taken into account the potential
traffic that would be generated by the proposed temporary shopping centre

in the “U” zone under application No. A/YL-ST/498; and

(f) the applicant had submitted an ECOIA including survey on bird flight path
and impact assessment on the nearby habitat and DAFC had no objection to
the methodology of the EcolA. DAFC was mainly concerned on the
impact caused by spillover of traffic and human flow to San Tin Tsuen
Road on the adjacent wetland. In response, the applicant had proposed a
series of mitigation measures in the EcolA including traffic management
measure i.e. traffic exiting the site could only turn right onto San Tin
Tsuen Road leading to Castle Peak Road so as to divert traffic away from
the wetland, providing hoarding at the site boundary and not to cafry out
any percussive piling during winter season. To address DAFC’s technical
concern, an approval condition requiring submission of a revised EcolA

'was recommended.
[Mr Philip S.L. Kan and Mr Edwin W.K. Chan left the meeting at this point.]

Deliberation Session

111. Noting that the site was the subject of an approved application (no. A/YL-ST/476)
for temporary cross-boundary shopping centre which was under construction and expected to
be in operation by end 2017, a Member considered that more information from the applicant
should be provided on the interface arrangement on the implementation of the temporary and
permanent developments at the site.  Besides, it was noted that the temporary
cross-boundary shopping centre would be managed by a non-profit making foundation and
" part of the revenue generated by the development would be used to support local charitable
organisations for the benefit of the local community, but no such arrangement had been
included in the current application. This Member considered that the Committee should
take a more cautious approach in cons.idering permanent development as compared to
application for temporary developmént. It would be preferable to allow the approved
temporary cross-boundary shopping centre to commence operation first before considering a

permanent development at the site.
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112. While sharing the view that the interface arrangement on the implementation of
the temporary and permanent developments would need to be clarified, some Members
considered that the mode of operation of the proposed commercial development (e.g. whether
the revenue generated would be donated for public purpose)} should not be a planning
consideration. These Members, however, expressed concerns on the impacts of the
proposed commercial development on the surrounding areas in view of its large scale, in
particular, the precedent effect of approving this application on other similar shopping centre
development in the area resulting in cumulative traffic and environmental impacts on the

surrounding areas. They had the following major views:

(a)  while the current proposal was generally in line with the planning intention
for the “OU(SS)” zone, the scale of the development in the current
application was quite large in the local context. More information e.g. on
the proposed tenant mix should be provided by the applicaht to justify the

scale of the development in this locality; and

(b) if other similar developments in the vicinity were approved in the future,
such ‘mega mall’ would likely transform the area and the implication of
which should be considered carefully. Besides, the cumulative impacts on
traffic, particularly those on LMC Control Point, should be considered
thoroughly. |

113. Noting that the applicant had proposed to utilise “Yellow Bus” (Lok Ma Chau —
Huanggang Cross-boundary Shuttle Bus Service) as one' of the transportation options, Miss
Winnie W.M. Ng declared an interest on the item as the bus service was operated by the
Kowloon Motor Bus Company (1933) Ltd. of which she was a director. The Committee l

agreed that as her interest was indirect, she could continue to stay in the meeting.

114. On the assumption on modal split adopted in the TIA, the Committee noted that
the applicant had made reference to the data on modal split in the Travel Characteristics
Survey published by the Transport Department (TD) and proposed transport facilities
including parking spaces based on the requirements stipulated in the Hong Kong Planning

Standards and Guidelines (HKPSG). The apﬁlicant had also conducted a sensitivity analysis
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and made reference to other similar shopping centre developments in Hong Kong in
formulating the assumptions adopted in the TIA. In response to a Member’s query, Mr
Patrick K.H. Ho, Chief Traffic Engineer/New Territories West, Transport Department, said
that the applicant had assumed 70% of its visitors were local customers and the rest were
cross-boundary visitors. Besides, a sensitivity test with an assumption of 50% local
customers and 50% cross-boundary visitors had also been conducted. The HKPSG had
stipulated the parking requirement for different type of commercial facilities such as retail,
Qfﬁce etc. The applicant had adopted the upper limit of the requirement in parking
provision in the current proposal. In this regard, TD had no adverse comments on the

findings of the TIA.

115. Members noted that Lok Ma Chau Road was operating under an Environmental
Permit (EP) and the applicant had proposed mitigation measures to ensure that the EP
condition on the traffic noise impact on Lok Ma Chua Road would not be violated. Such
measures included the construction of a pedestrian footbridge connecting the site and the
cross-boundary shuttle bus station to the south. Free bus vouchers would also be provided
to customers to encourage them to utilise public transport services. Should the application
be approved, the applicant was required to submit further information on comprehensive
public transport service proposal for TD’s consideration upon implementation of the proposal.
Suitable building design and disposition would also help alleviate the noise impact from San
Tin Tsuen Road. On sewerage aspect, a temporary sewage treatment plant would be
provided within the development. The Director of Environmental Protection had no adverse
comment from environmental aspect based on the impact assessment conducted. In this
regard, Members generally had no major concerns on the environmentally acceptability of the

proposed development.

116. Members noted that in approving the previous application No. A/YL-ST/476,
whether the revenue generated from the development would be used for charitable purpose
was not discussed in detail and Members® focus were mainly on traffic and environmental
aspects. However, noting that the approved temporary cross-boundary shopping centre
under application No. A/YL-ST/476 had yet to commence operation and the planning
permission would expire in 2018, and the proposed permanent commercial development, ff
approved, would be implemented in 2019 for completion in 2021, Members generally

considered that additional information on the interface arrangement of the temporary and
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permanent developments would be required. The applicant should also provide more
information to address Members’ comments made at the meeting, so as to facilitate the

Committee to better assess the impact of the proposed development in the longer-term.

117. After further deliberation, the Committee decided to defer making a decision on -

.the application pending the submission of further information by the applicant to address
Members’ comments made at the meeting, in particular the interface arrangement on the
implementation of the temporary and permanent developments at the site as well as the mode
of operation of the proposed commercial development compared to the approved temporary

cross-boundary’ shopping centre.

[The meeting was adjourned for a five-minute break.]

Agenda Item 34
Section 16 Application

[Open Meeting]

A/YL-ST/498 Proposed Temporary Cross-Boundary Shopping/entre with Ancillary
Car Park, Eating Place, Shop and Servicgs (Fast Food Shop), Office
and Storage of Consumer Goods a Period of Three years in
“Undetermined” Zone, Lot 37 S.D RP (Part) in D.D. 99 and.
Adjoining Government Lang#San Tin, Yuen Long '

' (RNTPC Paper No. A/Y-ST/498C)

118. The Committee noted thp#the applicant’s representative requested on 14.9.2017

deferment of the consideration g#the application for two months so as to allow time for the
applicant to address furthg#/comments from Transport Department, Highways Department
and the Hong Kong Paflice Force and to arrange meetings with them to consider the further
fited on 14.9.2017. It was the fourth time that the applicant requested

e application. Since the last deferment, the applicant had submitted further

responses to public comments. To response to further received departmental comments, the
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applicant. The Committee agreed that the application should be submitted fef its
consideration within two months from the date of receipt of further informatrén from the
applicant. If the further information submitfed by the applicant was“hot substantial and
could be processed. within a shorter time, the application coyldbe submitted to an earlier

meeting for the Commitiee’s consideration. The C ittee also agreed to advise the

applicant that two months were allowed for aration of the submission of the further

information, and no further defermept~would be granted unless under very special

circumstances.

ed Mr. Tim T.Y. Fung, STP/STN, and Mr P.Y. Yung, STP(Atg.)/STN,

for their agtefidance to answer Members’ enquiries. Mr Fung and Mr Yung left the meeting

Fanling, Sheung Shui and Yuen Long Fast District

[Ms Maggie M.Y. Chin, District Planning Officer/Fanling, Sheung Shui and Yuen Long East
(DPO/FSYLE), Ms Emily P.W. Tong, Ms S.H. Lam and Ms Ivy C.W. Wong, Senior Town
Planners/Fanling, Sheung Shui and Yuen Long East (STPs/FSYLE), were invited to the

meeting at this point.]

Agenda Item 21

Section 16 Application

[Open Meeting (Presentation and Question Sessions Only)]

A/YL-ST/503 Further consideration of application No. A/YL-ST/503 - Proposed
Eating Place, Place of Entertainment, Shops and Services, and Minor
Relaxation of Building Height Restriction and Excavation of Land in
“Other Specified Uses” annotated “Service Stations” Zone, Lots 661
'S..C RP, 669 RP, 674 RP (Part) and 733 RP (Part) in D.D. 99 and
Adjoining Government Land, San Tin, Yuen Long

(RNTPC Paper No. A/YL-ST/503B)
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67. The Secretary reported that the application was submitted by Topcycle

Development Limited, which was a joint venture of Henderson Land Development Company
Limited (HLD) and Sun Hung Kai Properties Limited (SHK). Masterplan Limited
{(Masterplan), AECOM Asia Co. Limited (AECOM), Ramboll Environ Hong Kong Limited

{(Environ) and Environmental Resources Management (ERM) were four of the consultants of

the applicant, The following Members had declared interests on this item:

Mr Ivan C.S. Fu

Ms Janice W.M. La1

Miss Winnie W.M. Ng

Mr Alex T.H. Lai

Mr Stephen L.H. Liu

Professor K.C. Chau

Mr H.F. Leung

having current business dealings with HLD, SHK,
Masterplan, AECOM and Environ;

having current business dealings with HLD, SHK,
AECOM and Environ;

being a Director of the Kowloon Motor Bus Co.
{1933) Limited and SHK was one of the shareholders.

his firm having current business dealings with SHK
and Towngas, which was a subsidiary of HLD; as
well as past business dealings with ERM;.

having past business dealings with HLD and SHK;

being an employee of the Chinese University of Hong
Kong, which had received a donation from a family
member of the Chairman of HLD before;

being an employee of the University of Hong Kong
(HKU), which had received a donation from a family
member of the Chairman of HLD before;
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DrCH Hau . - having current business dealings with AECOM and
being an employee of HKU, which had received a
donation from a family member of the Chairman of
HLD before;

Dr Lawrence K.C. Li

being the treasurer of the Hong Kong Polytechnic
University, which had obtained sponsorship from
HLD before;

Ms Christina M. Lee

being the Secretary-General of the Hong Kong
Metropolitan Sports Events Association, which had
obtained sponsorship from HLD and SHK before; and

being a member of the Board of Governors of the

1

Mr Peter K. T. Yuen
Hong Kong Arts Centre, which had received a

donation from an Executive Director of HLD before.

68. The Committec noted that Mr Alex T.H. Lai, Mr Stephen L.H. Liu and Ms Janice
W.M. Lai had tendered apologies for beiﬁg unable to attend the meeting. The Committee
agreed that Mr Ivan C.S. Fu and Miss Winnie W.M. Ng should leave the meeting temporarily
for the item as their interests were direct. The Comumittee also noted that as the interests of Mr
H.F. Leung, Mr Peter K.T. Yuen, Professor K.C. Chau, Dr C.H. Hau, Dr Lawrence K.C. Li and

Ms Christina M. Lee were indirect, they could stay in the meeting.

[Mr Ivan C.S. Fu and Ms Winnie W.M. Ng left the meeting temporarily at this point]

. 69. The Committee noted that further information (FI) from the applicant’s
representative was received after issue of the Paper confirming the applicant’s intention to
extend the tenancy agreement for the temporary shopping centre at the application site for

two years. The FI was tabled for Members’ consideration.

Presentation and Question Sessions

70. With the aid of a PowerPoint presentation, Ms Maggie M.Y. Chin, DPO/FSYLE,
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presented the application and covered the following aspects as detailed in the Paper:

(a)

(b)

(©)

(d)

(e)

background to the application;

proposed commercial development (eating placé, place of entertainment,
shop and services) with minor relaxation of building height restriction and

excavation of land;

FIs submitted by the applicant on mode of operation of the proposed
commercial development, interface of the temporary and permanent

dévelopment, scale of development and its cumulative impacts;

departmental comments — departmental comments were set out in
paragraph 3 and Appendix F-I of the Paper. The Commissioner for
Transport (C for T) had no in-principle objcctioﬁ to the application and no
comment on, the FI but recommended approval conditions requiring the
applicant to submit a comprehensive public transport service proposal for
both cross-boundarj and local visitors, as well as implementation of road
improvement works and provision of pedestrian footbridge linking the San
Tin Public Transport Interchange (PTI) with the development. The
Commissioner of Customs and Excise and the Director of Immigration had
concerns on the cumulative traffic impact and the possible impact on Lok
Ma Chau Control Point and Lok Ma Chau Spur Line Control Point, and an
approval condition requiring the provision of a comprehensive public
transport service proposal was recommended. Other concerned
government departments had no objection to or no adverse comment on the

application;

during the Stétutory public insp.ection periods for the Fls submitted; six
public comments were received from San Tin Rural Committee, the Village
Representative (VR) of Yan Sau Wai and two individuals objecting to the
application. Major objection grounds were set out in paragraph 4 of the

Paper; and
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(f)  the Planning Department (PlanD)’s views — PlanD maintained its view of
having no objection to the application based on the assessments set out in
“paragraph 5 of the Paper as well as paragraph 12 of the RNTPC Paper at
Appendix F-I. To address the Committee’s concerns, the applicant had
submitted FIs with information on the interface arrangement of the
approved temporary commercial development, the mode of operation of the
proposed development and cumulative traffic and ecological impacts.
Concerned departments had no objection to or no adverse comment on the
application and the submitted Fls. Approval conditions were
recommended to address the technical concerns of relevant departments.
Regarding the public comments received, comments of concerned
departments and the assessments as set out in paragraph 12 of the RNTPC

Paper at Appendix F-1 were relevant.

71. A Member enquired about the existing number of cross-border shopping centres
and its relation with the long-term development of the cross-boundary area. In response, Ms
Maggie M.Y. Chin, DPO/FSYLE, stated that three applications for cross-boundary shopping
centre had been received, including the approved temporary cross-boundary shopping centre
and the current application at the subject site and a proposed temporary cross-boundary
shopping centre (i.e. application No. A/Y. L;ST/498) opposite the site across San Sam Road
which was recently withdrawn by the applicant. She supplemented that the proposed
development was in line with the planning intention of the current zoning, and fell within the
San Tin/Lok Ma Chau Development Node which was intended mainly for commercial
development as identified in the “Hong Kong 2030+: Towards a Planning Vision and

Strategy Transcending 2030 (“Hong Kong 2030+”) study.

72. In response to the enquiry from the same Member, Ms Maggie M.Y. Chin
clarified that submission of both the revised Ecological Impact Assessment (EcolA) and
Environmental Assessment (EA) were required as recommended under the approval
conditions. Since the developinent was not a designated project under Environmental
Impact Assessment Ordinance (EIAO), submission of EIA was not required for the proposed

commercial development.



- 41 -

Deliberation Session

73. The Chairman recapitulated that the application was previously considered by the
Committee on 22.9.2017 and some Members were concerned about the interface arrangement
on the implementation of the temporary and permanent developments at the Site; and the mode
of operation of the proposed commercial development to justify the proposed scale of
development. The Committee hence decided to defer ‘consideration of the application

pending submission of FI by the applic;,ant in addressing the above concerns.

74. Members noted that the structures of the temporary shopping centre would be
demolished in the future to make way for the permanent development as proposed under the

current application.

75. Regarding the development parameters and the design of the proposed shopping
centre, Members noted that the current building height (BH) and site coverage (SC)
restrictions for the zone where the application site waé located were 4 storeys (15m) and
100% respectively. The proposed minor relaxation of BH from four storeys to seven storeys
including three baseément levelé would not constitute an increase in number of storeys above
ground. Iconic structures that were relatively taller were located near the San Tin PTI with.
stepped height gradually descending to the west facing the nearby villages. Since the
general BH of the development above ground was about 16m with a few structures up to

- 21.2m, the proposed BH was considered compatible with the surrounding context.

N

- 76. Some Members generally agreed that the application had planning merits
including reduction of building bulk, increasing permeability and provision of greening to

enhance visnal permeability and enhancing air ventilation of the development.

77. | While it was noted that the proposed BH would induce some visual impact when
viewed at medium range, Members in general considered that the reduced SC and provision of
building setbacks would help minimize the perceived building bulk of the proposal when viewed
at close range. . In comparison wifch a development of 15m in BH and 100% in SC as permitted
under the OZP, the Vice-chairman expressed that the proposed scheme was considered more
desirable in terms of design, variation in BH and visual permeability. Some Members also

agreed that the overall visual impact of the proposed development would not be unacceptable.
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78. In view of some Members’ concerns on whether there were mechanisms to
ensure there would be no subsequent revision to the proposed BH profile, the Secretary
pointed out that an approval condition could be imposed to restrict the height of the buildings of
the proposed development to not more than the level proposed under the current development

scheme in this regard.

79. Members in genefal had no objection to the application and agreed to impose an
approval condition to restrict the height of buildings of the proposed development to that
proposed by the applicant.

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

terms of the application as submitted to the Town Planning Board (TPB). The permission
should be valid until 26.1.2022, 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 following conditions:

“(a)  the submission and implementation of a revised layout plan to take into
account conditions (b) to (k) below to the satisfaction of the Director of
Planning or of the TPB;

(b} the proposed development should not exceed the height of the buildings as
proposed by the applicant;

(c) the submission and implementation of a revised Landscape Master Plan
including tree preservation proposal to the satisfaction of the Director of
Planning or of the TPB;

(d) the submission of a revised Ecological Impact Assessment and
implementation of the mitigation measures identified therein to the
satisfaction of the Director of Agriculture, Fisheries and Conservation or of
the TPB;

(e) the submission of a revised Sewerage Impact Assessment and

implementation of sewage treatment and disposal measures identified
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therein to the satisfaction of the Director of Environmental Protection or of

the TPB;

(f) the submission of a revised Environmental Assessment and implementation
of mitigation measures identified therein to the satisfaction of the Director

of Environmental Protection or of the TPB;

(g) the submission of a revised Drainage Impact Assessment and the provision
and maintenance of the drainage mitigation measures identified therein to

the satisfaction of the Director of Drainage Services or of the TPB;

(h) the provision of a comprehensive public transport service proposal for both
cross-boundary and local visitors to the satisfaction of the Commissioner

for Transport or of the TPB;

© (i) the implementation of road improvement works and provision of the
pedestrian footbridge linking the San Tin Public Transport Interchange with
the development, as proposed by the applicant, to the satisfaction of the

Commissioner for Transport or of the TPB;

(j) the design and provision of wvehicular access, parking facilities,
loading/unloading spaces and lay-bys for the proposed development to the

satisfaction of the Commissioner for Transport or of the TPB; and
(k) the design and provision of emergency vehicular access, water supplies for
fire-fighting and fire service installations to the satisfaction of the Director

of Fire Services or of the TPB.”

g1. The Committee also agreed to advise the applicant to note the advisory clauses as

set out at Appendix F-X of the Paper.
[Mr Ivan C.S. Fu and Ms Winnie W.M. Ng returned to meeting at this point.]

[Ms Christina M. Lee left the meeting at this point.]



