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Relevant Interim Criteria for Consideration of Application for
New Territories Exempted House/Small House in New Territories
(promulgated on 7.9.2007)

sympathetic consideration may be given if not less than 50% of the proposed
NTEH/Small House footprint falls within the village ‘environs’ (‘VE’) of a
recognized village and there is a general shortage of land in meeting the
demand for Small House development in the “Village Type Development”
(“V”) zone of the village;

if more than 50% of the proposed NTEH/Small House footprint is located
outside the ‘“VE’, favourable consideration could be given if not less than 50%
of the proposed NTEH/Small House footprint falls within the “V” zone,
provided that there is a general shortage of land in meeting the demand for
Small House development in the “V” zone and the other criteria can be
satisfied;

development of NTEH/Small House with more than 50% of the footprint
outside both the ‘VE’ and the “V” zone would normally not be approved
unless under very exceptional circumstances (e.g. the application site has a
building status under the lease, or approving the application could help
achieve certain planning objectives such as phasing out of obnoxious but legal
existing uses);

application for NTEH/Small House with previous planning permission lapsed
will be considered on its own merits. In general, proposed development which
is not in line with the criteria would normally not be allowed. However,
sympathetic consideration may be given if there are specific circumstances to
justify the cases, such as the site is an infill site among existing NTEHs/Small
Houses, the processing of the Small House grant is already at an advance
stage;

an application site involves more than one NTEH/Small House, application of
the above criteria would be on individual NTEH/Small House basis;

the proposed development should not frustrate the planning intention of the
particular zone in which the application site is located;

the proposed development should be compatible in terms of land use, scale,
design and layout, with the surrounding area/development;

the proposed development should not encroach onto the planned road network
and should not cause adverse traffic, environmental, landscape, drainage,
sewerage and geotechnical impacts on the surrounding areas. Any such
potential impacts should be mitigated to the satisfaction of relevant
Government departments;



@
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k)

M.e.

the proposed development, if located within water gathering grounds, should
be able to be connected to existing or planned sewerage system in the area
except under very special circumstances (e.g. the application site has a
building status under the lease or the applicant can demonstrate that the water
quality within water gathering grounds will not be affected by the proposed
development”);

the provision of fire service installations and emergency vehicular access, if
required, should be appropriate with the scale of the development and in
compliance with relevant standards; and

all other statutory or non-statutory requirements of relevant Government
departments must be met. Depending on the specific land use zoning of the
application site, other Town Planning Board guidelines should be observed, as
appropriate.

the applicant can demonstrate that effluent discharge from the proposed
development will be in compliance with the effluent standards as stipulated in
the Water Pollution Control Ordinance Technical Memorandum.
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Similar s.16 Applications for Proposed House
(New Territories Exempted House (NTEH) — Small House)
within the “Green Belt” Zone
in the Vicinity of the Site in the Yung Shue O Area

Rejected Applications
Application No. Uses/Developments Date of Rejection Reasons
Consideration

A/NE-YSO/1 Proposed House (NTEH - Small House) 18.3.2016 R1 -R5
A/NE-YSO/2 Proposed House (NTEH — Small House) 25.8.2017 R1, R3,R5-R7
A/NE-YSO/3 Proposed House (NTEH — Small House) 25.8.2017 R1, R3,R5-R7
A/NE-YSO/4 Proposed House (NTEH — Small House) 25.8.2017 R1, R3,R5-R7
A/NE-YSO/6 Proposed House (NTEH — Small House) 4.5.2018 R1, R3, R5, R8, R9

Rejection Reasons

R1

R2

R3

R4

The proposed development was not in line with the planning intention of “Green Belt” (“GB”)
zone, which was primarily for defining the limits of urban and sub-urban development areas by
natural features and to contain urban sprawl as well as to provide passive recreational outlets.
There was a general presumption against development within this zone. There was no strong
planning justification given in the submission for a departure from the planning intention of the
“GB” zone.

The application did not comply with the Interim Criteria for Consideration of Application for
New Territories Exempted House/Small House in New Territories in that the proposed
development would cause adverse environmental, landscape, sewerage and geotechnical impacts
on the surrounding area.

Land was still available within the “Village Type Development” (“V”) zone of Yung Shue O
Village which was primarily intended for Small House development. It was considered more
appropriate to concentrate the proposed Small House development within “V” zone for more
orderly development pattern, efficient use of land and provision of infrastructure and services.

The application did not comply with the Town Planning Board Guidelines No. 10 for
‘Application for Development within “GB” zone under section 16 of the Town Planning
Ordinance’ in that the proposed development would involve extensive clearance of existing
natural vegetation, affect the existing natural landscape, overstrain the capacity of existing
sewerage infrastructure and adversely affect slope stability.
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R6

R7

R8

R9

The approval of the application would set an undesirable precedent for similar applications in the
area. The cumulative effect of approving such applications would result in general degradation of
the natural environment and landscape quality of the area.

The application did not comply with the Interim Criteria for Consideration of Application for
New Territories Exempted House/Small House in New Territories in that the proposed
development would cause adverse landscape impact on the surrounding area.

The application did not comply with the Town Planning Board Guidelines No. 10 for Application
for Development within “GB” zone under section 16 of the Town Planning Ordinance in that the
proposed development would involve clearance of existing natural vegetation, affect the existing
natural landscape and overstrain the capacity of existing sewerage infrastructure.

The application did not comply with the Interim Criteria for Consideration of Application for
New Territories Exempted House/Small House in New Territories in that the proposed
development would cause adverse landscape and geotechnical impacts on the surrounding area.

The application did not comply with the Town Planning Board Guidelines No. 10 for
‘Application for Development within “GB” zone under section 16 of the Town Planning
Ordinance’ in that the proposed development would involve clearance of existing natural
vegetation, affect the existing natural landscape, and adversely affect slope stability.
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Comments from Relevant Government Departments on the Application

1. Land Administration

2.

Comments of the District Lands Officer/Tai Po, Lands Departments (DLO/TP,
LandsD):

(a)
(b)

(©
(d)

(e

()

€y

(h)

no objection to the application;

the applicant (Mr. FONG King Leung) is an indigenous villager of Yung Shue
O Village of Sai Kung North Heung, as confirmed by the respective
Indigenous Inhabitant Representative (IIR). However, his eligibility of
Small House grant has yet to be ascertained;

the Site is not covered by Modification of Tenancy or Building Licence;

the Small House (SH) application was submitted on 19.4.2012 and received
by his office on 19.4.2012 and is under processing;

if and after planning permission has been given by Board, LandsD will continue
to process the SH application. However, there is no gurarantee at this stage that
the SH application would be approved. If the SH application is approved by
LandsD acting in the capacity as landlord at its sole discretion, such approval
will be subject to such terms and conditions as may be imposed by LandsD.
There is no guarantee to the grant of a right of way to the SH concerned or
approval of the EVA thereto;

the Site falls wholly within the village environs of Yung Shue O Village;
the Site does not involve any land control action; and

the number of outstanding SH applications for Yung Shue O Village is 20
while the 10-year (2017-2026) SH demand forecast is 674 (Note: The figure
of 10-year SH demand is estimated and provided by the IIR of Yung Shue O
Village and the information so obtained is not verified in any way by DLO/TP,
LandsD).

Fire Safety

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

(a)
(b)

no in-principle objection to the application; and

the applicant is reminded to observe “New Territories Exempted Houses —
A Guide to Fire Safety Requirements” published by LandsD. Detailed fire
safety requirements will be formulated upon receipt of formal application
referred by LandsD.



3. Geotechnical Aspect

Comments of the Head of Geotechnical Engineering Office, Civil Engineering and
Development Department (H(GEO), CEDD):

(a)  the Site is overlooked by steep natural hillside and meets the alert criteria
requiring a Natural Terrain Hazard Study (NTHS). He would tender
in-principle objection to the NTEH development proposal, unless the
applicant is prepared to undertake a NTHS and to provide suitable
mitigation measures, if found necessary, as part of the development.
However, this could have significant cost implication and render the
development not economically viable. Thus, the applicant may consider
looking for an alternative site for the proposed development if found
practicable; and

(b) if the applicant still wishes to proceed with the planning application, he/she
is required to submit a Geotechnical Planning Review Report (GPRR) in
support of the application and to assess the geotechnical feasibility of the
proposed development. = The GPRR should include a preliminary
geotechnical review of natural terrain hazards, and where necessary,
indicate the recommended extent of study area for NTHS and a
commitment to undertake the NTHS and to carry out any necessary
mitigation measures as part of the development. Other essential contents
of a GPRR are given in the GEO Advice Note.

4. Traffic
Comments of the Commissioner for Transport (C for T):

he has reservation on the application. Such type of development should be
confined within the ‘“Village Type Development” zone as far as possible.
Although additional traffic generated by the proposed development is not
expected to be significant, such type of development outside the “Village Type
Development” zone, if permitted, will set an undesirable precedent case for
similar applications in the future. The resulting cumulative adverse traffic impact
could be substantial.

S. Drainage

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

(a)  reservation on the application;

(b)  according to the site observation, the proposed Small House is situated next
to an existing stream and hence would likely cause adverse drainage impact.
In order not to disturb the stream course and to avoid local flooding at the
area, from a drainage viewpoint, it is suggested that the Small House should
be relocated at least 3m away from the nearest extremity of the existing
stream. In addition, comments from AFCD and EPD should be sought;
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(c) there is no public drain maintained by DSD in Yung Shue O. If the
application is approved, a condition should be included to request the
applicant to submit and implement a drainage proposal for the Site to the
satisfaction of Director of Drainage Services to ensure that it will not cause
adverse drainage impact to the adjacent area. The applicant/owner is also
required to maintain such drainage systems properly and rectify the systems
if they are found to be inadequate or ineffective during operation. The
applicant/owner shall also be liable for and shall indemnify claims and
demands arising out of damage or nuisance caused by failure of the system;

(d) for works to be undertaken outside the lot boundary, prior consent and
agreement from DLO/TP, LandsD and/or relevant private lot owners should
be sought; and

(e)  EPD should be consulted regarding the sewage disposal arrangement of the
proposed development.

. Sewerage and Environmental

Comments of the Director of Environmental Protection (DEP):

no objection to this application in the "GB" zone. The proposed septic tank and
soakaway system is considered an acceptable means for collection, treatment and
disposal of the sewage provided that its design and construction follow the
requirements in EPD's Practice Note for Professional Person (ProPECC) PN 5/93
"Drainage Plans subject to Comment by the Environmental Protection
Department"”, including the minimum clearance requirement from nearby
watercourse and percolation test duly certified by Authorized Person (AP).

. Agriculture and Conservation

Comments of the Director of Agriculture, Fisheries and Conservation (DAFC):

reservation on the application. The Site is located in a wetland area surrounded by
natural vegetation with a natural stream nearby. The Site is also not served by any
existing access and adverse impact on the natural habitats beyond the proposed Small
House footprint is expected.

. Landscape

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

(a)  objects to the application from the landscape planning perspective;

(b)  referring to the aerial photo dated 13.3.2018, the Site is situated in an area
of rural landscape character comprising woodlands and Small Houses.
Although the proposed use is not in line with the planning intention of
“GB” zone, it is not incompatible with the surrounding environment;



(c)  with reference to his site visit dated 22.6.2018, the Site is vacant and
covered with groundcovers and saplings of native trees. A number of
existing mature trees of native species including Cinnamomum burmanii
(&%), Cinnamomum camphora (F&), Mallotus paniculatus (%) and
Schefflera heptaphylla (F&5LE) are found adjacent to the Site. Referring to
the site photos dated 27.6.2018, an existing stream is recorded near the
southern boundary of the Site. Noting the Site is located on a vegetated
slope, the proposed development would inevitably involve site formation
and/or slope works. With no related information such as formation level or
extent of slope works are provided, potential impact from the proposed
development to the adjacent trees and stream cannot be ascertained;

(d) noting the site is not connected with any existing proper access or footpath,
and no information on the construction access and future access is provided
by the applicant, the potential impact on surrounding landscape resources
by the construction access and future access cannot be ascertained. In
addition, approval of the application would set an undesirable precedent to
similar developments encroaching to the “GB” zone. The cumulative effect
of approving similar applications would result in degradation of landscape
character and cause adverse landscape impact to the area. In view of the
above, he objects to the application from the landscape planning
perspective; and

(e)  should the Board approve the application, since the footprint of proposed
Small House covers the entire Site, there is no space for landscaping within
the Site boundary. The standard condition for submission and
implementation of landscaping proposal is not recommended.

Water Supply

Comments of the Chief Engineer/Construction, Water Supplies Department (CE/C,
WSD):

(a)  no objection to the application;

(b)  for provision of water supply to the development, the applicant may need to
extend his/her inside services to the nearest suitable government water
mains for connection. The applicant shall resolve any land matter (such as
private lots) associated with the provision of water supply and shall be
responsible for the construction, operation and maintenance of the inside
services within the private lots to WSD’s standards; and

(c) the water mains in the vicinity of the Site cannot provide the standard
pedestal hydrant.



10. Electrical Safety

Comments of the Director of Electrical and Mechanical Services (DEMS):

(a) no particular comment on the application from electricity supply safety
aspect; and

(b) in the interests of public safety and ensuring the continuity of electricity
supply, the parties concerned with planning, designing, organizing and
supervising any activity near the underground cable or overhead line under
the application should approach the electricity supplier (i.e. CLP Power) for
the requisition of cable plans (and overhead line alignment drawings, where
applicable) to find out whether there is any underground cable and/or
overhead line within and/or in the vicinity of the concerned site. They
should also be reminded to observe the Electricity Supply Lines (Protection)
Regulation and the “Code of Practice on Working near Electricity Supply
Lines” established under the Regulation when carrying out works in the
vicinity of the electricity supply lines.

11. Demand and Supply of Small House Sites

according to the DLO/TP, LandsD’s record, the total number of outstanding Small
House applications for Yung Shue O Village is 20 while the 10-year Small House
demand forecast is 674. Based on the latest estimate by the PlanD, about 1.1 ha
(equivalent to about 44 Small House sites) of land is available within the “V” zone
of Yung Shue O. Although there is sufficient land available within the “V” zone to
meet the outstanding Small House applications, it cannot fully meet the future
Small House demand (i.e. about 17.35 ha of land which is equivalent to about 694
Small House sites).
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Dear sir & madam,

Objection to Planning Application No.: A/NE-YSQ/7

I am writing to object the planning application No.: A/NE-YSO/7 in the Green Belt zone due to the heavily
congested traffic currently existing in the village. Many traffic jams to the existing road condition happen
everyday causing blockage and safety hazards. The proposed new buildings will increase the traffic load
and further damage the overly congested road and give rise to additional safety concerns. The Green Belt
zone should be protected from the development to avoid any permission for residential dwelling planning.
(T his application is apparently against the establishment of Green Belt plan.

Your sincerely,

Eddie Fung
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F&: Application No. A/NE-YSO/7

Dear Sirs,

| hereby lodge my objection to the captioned application based on the following reasons:

« the additional village houses would induce further traffic problem during construction and after completion as
there is only one public road leading to the Yung Shu O Village

the location of the proposed houses is close to the popular hiking route

the proposed site is within the green belt, construction works would create contamination and pollution
problem

Regards,

( 'sang Hin Ton _ .
Address :
Phone o
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26 June 2018

Town Planning Board By Fax: 2522 8426
15/F North Point Government Offices

333 Java Road

North Point

Dear Sir

Re: A/NE-YSO/7
Yung Shun O

[ write to register my objection to the captioned development.

The proposed development is in a green belt area. Green belt area shall not be used
for housing development. There will be severe environmental problems in
converting green belt area to housing development area. Unless there is an
undisputable environmental impact assessment study to support development, there is
no plausible justification for converting a green belt area.

Further there are lands available in vicinity suitable for housing development. There is

1o reason to scarify the green belt zone because housing development lands are used
up.

Yours faithfully

gy

S

26-JUN-2018  08: 44 L 96% P.001
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TO 25228426

26 June 2018

Fax: 2522 8426
Town Planning Board

15/F North Point Government Offices
333 Java Road
North Point

>

Dear Sir

Re: A/NE-YSO/7

Yung Shun Q. Tai Po, New Territories

I would like to lodge an objection to the proposed development within a designated

Green Belt zone.

The green belt area in the designated area should NOT be used for housing
development. The Proposed housing development will create traffic burden and
noise problems to the people accommodating downhill, There are also
environmental probiems €.g. waste pollutant to the water and the fish in the
surrounding creek.

There are lands available in the village which are suitable for development so the
green belt 20ne should be left undeveloped for sake of environmental
considerations,

Based on the above reasons, | urge you to reject the captioned application
accordingly.

Yours faithfully

~Pauline Tong

 26-JUN-2018  08:44

Qre
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TOTAL P.002
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=K Fw: Objection for Building Exempted Houses -Resend with the correct file no
Hi Sir,

Re: Application No. A/INE-YSO/7

Further to my email sent in last July, | learned from my relatives who live in Yung Shue O again
about the proposed Plan and am now writing to express my concerns of building another three
exempted houses in Yung Shue O for reasons being:

( i. This will lead to additional burden to the traffic as there is only a one-way narrow and bending
road connecting the village to the main route.

2. The place belongs to the green belt which shouldn't be deployed for other purpose, i. e.

residential use. No precedent of violating existing urban development plan should be encouraged
and tolerated.

3. Once the construction work takes place, it will lead to detrimental impacts to the natural habitat,
the surrounding areas and the existing villagers. There are other vacant areas (non-green belt) in
the village which can put into use. Therefore, it is groundless to develop the said area given its
disadvantages is multi-folded and far reaching.

| hope the Town Planning Board can seriously revisit this proposal, conduct an in-depth evaluation
assessing its negative impacts and withdraw this proposal as before.

B regards,
Lydia Chau

 Sont from Yahoo Mail on Android
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Application no.: A/NE-YSO/7
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xE: KFBG's comments on one planning application

FtE: 180628 516 YSO 7.pdf

>> Dear Sir/ Madam,

>>

>> Attached please see our comments regarding the captioned.

>>

>> Best Regards,

>>

>> Ecological Advisory Programme
>> Kadoorie Farm and Botanic Garden
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Bl G Kadoorie Farm & Botanic Garden Corporation

tedgonn Form & Uatoric Gorden
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The Secretary,

Town Planning Board, »

15/F, North Point Government Offices,
333, Java Road, North Point,

Hang Kong.

(Email: tpbpd@pland.gov.hk)

28th June, 2018. By email only
Dear Sir/ Madam,

Proposed House (New Territories Exempted House - Small House) (A/NE-YSO/7)

1. We refer to the captioned. The application site is entirely within the Green Belt (GB)
zone of Yung Shue O. '

2. There were five rejected applications (i.e.,, A/NE-YSO/1 ~ 4, 6) for Small Houses
partially/ entirely within the GB zone of Yung Shue O, and the reasons for rejection (of
A/NE-YSO/6) are reproduced, as follows:

(a) the proposed development is not in line with the planning intention of “Green Belt”
(“GB") zone, which is primarily for defining the limits of urban and sub-urban
development arcas by natural features and to contain urban sprawl as well as to provide
passive recreational outlets. There is a general presumption against development within
this zone. There is no strong planning justification in the submission for a departure
Jfrom the planning intention of the “GB" zone; '

(b) the proposed development does not comply with the Interim Criteria for
Consideration of Application for New Territories Exempted House/Small House in New
Territories in that the proposed development would cause adverse landscape and
geotechnical impacts on the surrounding area;

(c) the proposed development does not comply with the Town Planning Board
Guidelines PG-No. 10 for ‘Application for Development within “GB" zone under
section 16 of the Town Planning Ordinance’ in that the proposed development would
involve clearance of existing natural vegetation, affect the existing natural landscape
and adversely affect slope stability;

’ BEFARKBEHRRALE

Lam Kam Road, Tai Po, Now Territorios, Hong Koeng
Email: eap@kfbg.org
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(d) land is still available within the “Village Type Development” (“V") zone of Yung
Shue O Village which is primarily intended for Small House development. It is
considered more appropriate lo concentrate the proposed Small House development
within “V” zone for more orderly development pattern, efficient use of land and
provision of infrastructure and services; and

(e) the approval of the application would set an undesirable precedent for similar
applications within the “GB" zone in the area. The cumulative effect of approving such
application would result in general degradation of the natural environment and

landscape quality of the area.

3. The proposed use is unlikely to be in line with the planning intention of the GB zone.
We also urge the Board to consider the potential cumulative impacts of approving this
application on the GB zone. We urge the Board to unequivocally reject this application.

4, Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

cc. Designing Hong Kong

BHRERKMKER DR

Lam Kam Road, Tai Po, New Torrlorles, Hong Kong
Email: eap@@kfbg.org
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sHFE: Andrew Chan (WWF-HK) <cmchan@wwf.org.hk>
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Dear Sir/Madam,
Please find attached our comments on the captioned
Best regards,

Andrew Chan
Conservation Officer, Local Biodiversity

WWF-Hong Kong tHRBERESEFESS
(_ogether possible . «
Find out more and gel involved al wwl.orghk

Registered Name E£ffi 4 #8: World Wide Fund For Nature Hong Kong R B A(B#) R4 e
(Incorporated in Hong Kong with limited liability by guarantee REBEMAINEREERELAE)
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EHRRRSEEER R BT Tel: +852 2526 1011
BHRBLI5H {4E Fax:+852 2845 2764
15/F, Manhattan Centre wwi@wwi.org.hk

8 Kwal Cheong Road wwi.org.hk

Kwai Chung, N.T., Hong Kong

5 July 2018
Chairman and Members
Town Planning Board
15/F North Point Government Offices,
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)

By E-mail ONLY
Dear Sir/Madam,

Re: Proposed House (New Territories Exempted House — Small House) on
“Green Belt” zones at Yung Shue O, Tai Po (A/NE-YSO/7)

WWF would like lodge our objection on the captioned.

Not in line with the planning intention of “Green Belt”

The captioned Application site falls within the “Green Belt” (“GB") zone of the approved Yung Shue
O Outline Zoning Plan (OZP No. S/NE-YSO/2). According to the Schedule of Uses, the planning
intention of “GB"” is “primarily for defining the limits of urban and sub-urban development areas by
natural features and to contain urban sprawl as well as to provide passive recreational outlets.

There is a general presumption_against development within this zone." Since the Application site

consists of dense vegetation, we are of grave concern that vegetation clearance and tree felling will

be carried out for constructing the captioned Smail House which will cause adverse ecological

the planning intention of “GB" and should be rejected.

Undesirable precedent

WWE worry that the approval of the captioned Application will set an undesirable precedent for
other similar developments in the vicinity. We are of grave concern that further encroachment onto

the “GB” zone will cause cumulative impact on the ecology and landscape of the locality. Therefore,

together possible.

BEIA T EEITRETERE HFBIED | A GIHFTENARAS]  Pavon:  The Honourable Mrs Carrie Lam Cheng Yuet-ngor, GBM, GBS Honorary Auditors: BDO Limited
HASEIRICE RGOS ATATIREY | MIERBITARAE] The Chief Executive of the HKSAR Honorary Company Secretary:
Iy IR HTHHT © FLITHNT Chairman: Mr Edward M. Ho McCabe Secretarial Services Uimited
FRsR: STIRERE EFREI  TEMART CEOQ: Mr Peter Cornthwaile Honorary Scfictors: Mayer Brown JSM
“ peyictrmior Honorary Treaswer; HSBC
el Registered Charity
{Incorporaied With Limited Liability)

SR Registered Name: (315 2R( %) 250 @ Word Wide Fund For Nature Hong Kong
(FAT BRI GRATTRA ] Incorporated i Hong Kong wih Emied Kabilty by guarantee)

t



we opine that the captioned Application should be rejected 1o protect the naturalness and ecology of
Yung Shue O area.

We are grateful if members of the Town Planning Board will duly consider our concern on this
Application.

Yours faithfully,

<7
,f -~

—"/_

[

L

Andrew Chan

Conservation Officer, Local Biodiversity

Fig. 1 Existing site condition (Image source: Statutory Planning Portal 2-and Google Earth)
NN B

~ == Application Site
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Dear Sir/Madam,

Kitty Tang <kitty@designinghongkong.com>
05807820184 270 15:20 5= 9
tpbpd@pland.gov.hk

DHK's comment submission

20180706 A_NE-LT_636 Tai Po Lam Tsuen small house in AGR.pdf; 20180706 A_NE-LT_6388:639
Tai Po Lam Tsuen San Tsuen small house in AGR.pdf; 20180706 A_NE-TK_647 Tai Po Po Sam Pai
Village temp open storage in AGR.pdf; 20180706 A_NE-TKLN_12 Ta Kwu Ling North filling of land
in REC and GB.pdf; 20180706 A_NE-YSO_7 Tai Po Yung Shue O Village small house in GB.pdf;
20180706 A_YL-KTN_609 Kam Tin Shui Mei Tsuen temp hobby farm in AGR.pdf; 20180706 A_YL-
KTN_610 Kam Tin Shui Mei Tsuen temp hobby farm in AGR.pdf

Our comment on the following applications are attached in this email :

N

A/NE-KTN/609
A/NE-KTN/610

A/NE-LT/636

. A/NE-LT/638-639
3 A/NE-TK/647
4, A/NE-TKLN/12
5. A/NE-YSO/7
6

7

Thank you for your attention.

Yours faithfully,

For and on behalf of Designing Hong Kong Limited

Kitty Tang



Hong Kong, 6t July,2018

Chairman and Members

Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
Fax: 2877 0245;

Email: tpbpd@pland.gov.hk

Re: Proposed House (New Territories Exempted House - Small House)
(Application No. A/NE-YSO/7)

Dear Chairman and Members,

Designing Hong Kong Limited objects the captioned for the following reasons: C

The proposed area is zoned as “Green Belt (GB)”. The planning intention of this zone is primarily for
defining the limits of urban and sub-urban development areas by natural features and to contain urban
sprawl as well as to provide passive recreational outlets. There is a general presumption against
development within this zone.

It is noted that a small house application (No. A/NE-YSO/6) is rejected by the Board on 4*"May,2018
with the following reason: '

“(d) land is still available within the “Village Type Development” (“V") zone of Yung Shue O Village
which is primarily intended for Small House development.”

With the availability land supply within “V” zone in of Yung Shue O Village, village house development
should be sited close to the village proper as far as possible to maintain an orderly development pattern,
efficient use of land and provision of infrastructure and services. There are no exceptional
circumstances to justify approval of the application.

Approval of the application would set an undesirable precedent for other similar applications within( )
the "GB" zone. The cumulative effect of approving such similar applications would result in the ~
encroachment on the "GB" zone by small house development and a general degradation of the rural
environment of the area.

Here we submit our concerns for your consideration.

Yours,

Designing Hong Kong Limited

21/F, Chun Wo Commercial Centre, 25 Wing Wo Street, Central, Hong Kong
Tel: +852 3014 2767  Fax: +852 2187 2305 Email: info@designinghongkong.com
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A/NE-YSO/7

Government Land in D.D. 204, Yung Shue O, Tai Po
Site area : About 65.03m?

Zoning: "VTD" and "Green Belt"

Applied Development : NET House

Dear TPB Members,
On 4 May you rejected a mirror application No 6 for the following reasons:

( a) the proposed development is not in line with the planning intention of “Green Belt” (*GB")
cone, which is primarily for defining the limits of urban and sub-urban development areas by
natural features and to contain urban spraw! as well as to provide passive recreational outlets.
There is a general presumption against development within this zone. There is no strong planning
justification in the submission for a departure from the planning intention of the “GB” zone;

(b) the proposed development does not comply with the Interim Criteria for Consideration of
Application for New Territories Exempted House/Small House in New Territories in that the
proposed development would cause adverse landscape and geotechnical impacts on the
surrounding area;

(c) the proposed development does not comply with the Town Planning Board Guidelines PG-No.
10 for ‘Application for Development within “GB” zone under section 16 of the Town Planning
Ordinance’ in that the proposed development would involve clearance of existing natural
vegetation, affect the existing natural landscape and adversely affect slope stability;

) land is still available within the “Village Type Development” ("V”) zone of Yung Shue O Village

Jich is primarily intended for Small House development. It is considered more appropriate to
concentrate the proposed Small House development within “V” zone for more orderly
development pattern, efficient use of land and provision of infrastructure and services; and (e) the
approval of the application would set an undesirable precedent for similar applications within the
“GB” zone in the area. The cumulative effect of approving such application would result in general
degradation of the natural environment and landscape quality of the area.”

It is obvious that this application must be rejected for the same reasons

Mary Mulvihill
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EE: Response to Planned Building in Yung Shue O Village, Tai Po: A/NE-YSO/7

Objection to the proposed planned building in Yung Shue O, Tai Po ref.: A/NE-YSO/7

Dear Sir or Madam:

As a Yung Shue O resident for few years, 1 wish to register my serious concern about further housing development in this area. It is
noticed that the announcement posted in our Village of Yung Shue O of the plan to build a house on the periphery of our small
settlement inside the Sai Kung Country Park. This small village is entirely encircled by country park. The usage by the public of this
park area around YSO is heavy, and we are pleased to help offer access to the green and blue amenities to our fellow citizens of
HK. Indeed, we are quite open to facilitating more open access points (by walking, biking, etc.) for the public for this purpose.

However, building more houses in very small plots on the perimeter of the village does not accomplish this purpose. In fact, the plan
{made public is problematic in three aspects:

1. Traffic

There is a one-lane, 4 km drive between the Sai Sha Road to the YSO Village. Recent growth of car traffic due to more residents in the
village, and the non-residential general public, has created significant congestion and will cause more traffic accidents. There are few
lay-by areas to allow cars to pass. YSO has no public transport at all. Adding the house, with three level units, will likely add new cars,
or more, to the current congestion in the YSO. Already parking is very limited for current residents. If the Planning Department wishes
to add more residential houses to YSO, it should set firmly in place a plan to widen the YSO road out to the Sai Sha Rd to accommodate
the growing usage. Just adding more houses without road and parking capacity, may benefit a few people who own these houses, but
brings down the quality of life in the village.

2. Ding House Policy

It is widely appreciated that the Ding House policy is under review in the HK government and wider public. Why build this house
now? Can we allow for time for deeper discussion about the broader planning objectives for the NT, rather than extending a kind of
“sprawl” in New Territories with many small-scale, helter-skelter constructions that do not fit within a larger plan? YSO has seen many
new houses on its north and west side without adding new road capacity. Can the government truly confirm that these new houses are
~chieving the goals of the Ding House policy with reference to the indigenous people of the NT? 1 believe this may be open to legal

( wallenge. The NT need a more comprehensive planning framework to insure rational and ecological development in the decades
.aead.

3. Environment Sensitivity

It is well known that this region of the Sai Kung Country Park, as part of the wider Geological National Park, is home to rare species of
flora and fauna. We applaud the efforts of government to protect these habitats and to create ways for HK people to observe and enjoy
their presence in our high-density city. Let us not chip away at this habitat by new building that does not take account of our “neighbors
that are plants and animals, which actually together make the Country Park what it is.

I would be glad to answer any questions. Thank you for the kind consideration of these views, which are shared by many of our village
neighbors and friends.

Sincerely,

Adrian Lewis
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Bl HKBWS HKBWS

EE: HKBWS's comments on the planning application for the proposed Small House at Yung Shue O
Village, Tai Po (A/N E/—ISON)\{S; 0

i #4: 20180706_YungShueOVillage_SH_A_NE_YSO_7.pdf

Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the planning application for the proposed Small House at Yung
Shue O Village, Tai Po (A/NE-TSO/7) is attached.

Thank you.

Best Regards,
ag Suet Mei

Wong Suet Mei

Assistant Conservation Officer

The Hong Kong Bird Watching Society

7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
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Secretary, Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)

By email only
6 July 2018
Dear Sir/Madam,
WATCHING
Comments on the planning application for the proposed Small House at Yung Shue O SOCIETY
Village, Tai Po (A/NE-TSO/7) Since 1957 Miz
The Hong Kong Bird Watching Society (HKBWS) objects to the planning application based h )
on the following reasons. L
~N )
N
1. Notin line with the planning intention of the “Green Belt” (GB) zoning BleLlfe
The application site is located on GB zone, where is intended “to define the_limits of ~ INTERNATIONAL

urban and sub-urban development areas by natural features and to contain urban

sprawl as well as to provide passive recreational outlets. There is a general
presumption against development within this zone.” However, the proposed Small

House is not in line with the above planning intention. The Google Earth aerial
photographs in 2008 and 2017 reveal a good natural condition of vegetation as a limit
to contain urban sprawl (Figure 1). Therefore, we consider that the application for
Small House is against the planning intention of GB, while Small House can be

permitted only on the Village Type Development (V) Zone. We urge the Town

Planning Board (Board) to reject this application. ( \

2. Setan undesirable precedent to the future development
Since the site is highly connected with the surrounding woodland within GB zone, the
approval of this application will set an undesirable precedent to the future similar
applications within the GB zone, and thus nullifying the statutory planning control
mechanism. We urge the Board to reject this application in order to protect GB zone
from any development threats.

3. Justifications for the decision and comments made by Government departments
and the Board
According to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter 10,
Section 2.1 (i), the Board has the responsibility to, “restrict uses within conservation

i EBARGHAFUESRERKMTIECE T4 Tel.No: 2377 4387 . . .
Address: 7C, V Ga Building, 532 Castle Peak Road, 8K Fax.No.:2314 3687 FHAIEMA LA E LRI RARRR RFR S
Lai Chi Kok, Kowloon, Hong Kong BE E-mail.: hkbws@hkbws.org.hk A dharitable organization incorporated in Hong Kong with limited liability by guarantee



zones to those which sustain particular landscapes, ecological and geological

. attributes and heritage features”. We note that all other Government
bureaux/departments are also bound to the HKPSG, and the Agriculture, Fisheries
and Conservation Department (AFCD) and the Planning Department (PlanD) have the
responsibility to advise the Board on the ecological® and planning aspects in
particular. Given AFCD’s mission to conserve natural environment and safeguard the
ecological integrity?, and the proposed development is not in line with the planning
intention of the statutory zoning, HKBWS would also expect AFCD and PlanD to object
to this application. Should AFCD, PlanD or the Board feels otherwise, we urge that the
appropriate justifications are provided.

The HKBWS respectfully requests the Board to take our comments into consideration and
reject the current application. Thank you for your kind attention.

Yours faithfully,

e
Wong Suet Mei

Assistant Conservation Officer
The Hong Kong Bird Watching Society

cc.

The Conservancy Association
Designing Hong Kong

Kadoorie Farm and Botanic Garden
WWF — Hong Kong

1 AFCD Role of Department. Available at:
http://www.afcd.gov.hk/english/aboutus/abt role/abt role.html

2 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision_mission/abt vision mission.html




Figure 1. The Google Earth aerial photographs shows the site (marked in red) with well-vegetated
condition and it is highly connected with the surrounding woodland within GB zoning in 2008 and
2017. The site is performing the function of GB zoning to contain urban sprawl by its natural

feature.




(a)

(b)

(©

(d)

Appendix VI of
RNTPC Paper No. A/NE-YSO/7

Recommended Advisory Clauses

to note the comments of the District Lands Officer/Tai Po, Lands Department
(DLO/TP, LandsD) that:

if and after planning permission has been given by the Board, LandsD will continue
to process the Small House application. However, there is no guarantee at this
stage that the Small House application would be approved. If the Small House
application is approved by LandsD acting in the capacity as landlord at its sole
discretion, such approval will be subject to such terms and conditions as may be
imposed by LandsD. Please also note that there is no guarantee to the grant of a
right of way to the Small House concerned or approval of the EVA thereto.

to note the comments of the Director of Fire Services that the applicant is reminded
to observe ‘New Territories Exempted Houses — A Guide to Fire Safety
Requirements’ published by LandsD. Detailed fire safety requirements will be
formulated upon receipt of formal application referred by LandsD.

to note the comments of the Head of Geotechnical Engineering Office, Civil
Engineering and Development Department (H(GEO), CEDD) that:

(i) the applicant should undertake a Natural Terrain Hazard Study (NTHS) and to
provide suitable mitigation measures, if found necessary, as part of the
development. However, this could have significant cost implication and render
the development not economically viable. Thus, the applicant may consider
looking for an alternative site for the proposed development if found
practicable; and

(i) the applicant is required to submit a Geotechnical Planning Review Report
(GPRR) in support of the application and to assess the geotechnical feasibility
of the proposed development. The GPRR should include a preliminary
geotechnical review of the natural terrain hazards, and where necessary,
indicate the recommended extent of study area for NTHS and a commitment
to undertake the NTHS and to carry out any necessary mitigation measures as
part of the development. Other essential contents of a GPRR are given in the
GEO Advice Note.

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

(i) according to the site observation, the proposed Small House is situated next to
an existing stream and hence would likely cause adverse drainage impact. In
order not to disturb the stream course and to avoid local flooding at the area,
from a drainage viewpoint, it is suggested that the Small House should be
relocated at least 3m away from the nearest extremity of the existing stream.

(i) there is no public drain maintained by DSD in Yung Shue O. The
applicant/owner is required to maintain the drainage systems properly and
rectify the systems if they are found to be inadequate or ineffective during



(e)

()

(@

(h)

2

operation. The applicant/owner shall also be liable for and shall indemnify
claims and demands arising out of damage or nuisance caused by failure of
the system;

(ii1)) for works to be undertaken outside the lot boundary, prior consent and
agreement from DLO/TP, LandsD and/or relevant private lot owners should
be sought; and

(iv) EPD should be consulted regarding the sewage disposal arrangement of the
proposed development.

to note the Director of Environmental Protection’s advice that septic tank and
soakaway system is an acceptable means for collection, treatment and disposal of
the sewage provided that its design and construction follow the requirements of the
EPD’s Practice Note for Professional Person (ProPECC) PN 5/93 “Drainage Plans
subject to Comment by the Environmental Protection Department”, including the
minimum clearance requirement from nearby watercourse and percolation test duly
certified by Authorized Person.

to note the comments of Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD) that for provision of water supply to the development, the applicant
may need to extend his/her inside services to the nearest suitable government water
mains for connection. The applicant shall resolve any land matter (such as private
lots) associated with the provision of water supply and shall be responsible for the
construction, operation and maintenance of the inside services within the private
lots to WSD’s standards. The water mains in the vicinity of the Site cannot provide
the standard pedestal hydrant.

to note the comments of the Director of Electrical and Mechanical Services (DEMS)
that in the interests of public safety and ensuring the continuity of electricity supply,
the parties concerned with planning, designing, organizing and supervising any
activity near the underground cable or overhead line under the application should
approach the electricity supplier (i.e. CLP Power) for the requisition of cable plans
(and overhead line alignment drawings, where applicable) to find out whether there
is any underground cable and/or overhead line within and/or in the vicinity of the
Site. They should also be reminded to observe the Electricity Supply Lines
(Protection) Regulation and the ‘Code of Practice on Working near Electricity
Supply Lines’ established under the Regulation when carrying out works in the
vicinity of the electricity supply lines.

to note the permission is only given to the development under the application. If
provision of an access road is required for the proposed development, the applicant
should ensure that such access road (including any necessary filing/excavation of
land) complies with the provisions of the relevant statutory plan and obtain
planning permission from the Town Planning Board where required before carrying
out the road works.



