
 
 

 
 
 
 
 
" 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Ref.: ADCL/PLG-10360/R001 

 
 

 
 
 
 
 
 
 
 
Section 16 Planning Application 
 
Proposed House with Minor Relaxation of 
Building Height Restriction 
 
Lot 1280 in D.D. 1 MW, Mui Wo, Lantau 
Island 
 
 

Planning Statement 

 

 
Prepared by 
Aikon Development Consultancy Limited 
 
 
 
 
July 2026 

Address: 
Unit 1702, 17/F, Loon Kee Building,  
Nos 267-275 Des Voeux Road Central,  
Hong Kong 
 
 
Tel : (852) 3180 7811    
Fax : (852) 3180 7611  
Email :  info@aikon.hk 



Section 16 Planning Application for Proposed House with Minor Relaxation of Building 
Height Restriction at Lot 1280 in D.D. 1 MW, Mui Wo, Lantau Island 

Ref.: ADCL/PLG-10360/R001 
 

 

  

Address : Unit 1702, 17/F, Loon Kee Building, Nos. 267-275 Des Voeux Road Central, 
Hong Kong 

地址 : 香港德輔道中 267-275 號龍記大廈 17 樓 1702 室 

Tel 電話 : (852) 3180 7811 Email 電郵 : info@aikon.hk 

Fax 傳真 : (852) 3180 7611       Web 網址 : www.aikon.hk 

 
Aikon Development Consultancy Ltd. 

毅 勤 發 展 顧 問 有 限 公 司 

                                          

EXECUTIVE SUMMARY 
 
This Planning Statement is submitted to the Town Planning Board (hereinafter referred to as 
“the Board”) in support of a planning application for Proposed House with Minor Relaxation 
of Building Height Restriction (hereinafter referred to as “the proposed use”) at Lot 1280 in 
D.D. 1 MW, Mui Wo, Lantau Island (hereinafter referred to as “the application site”). The 
application site encompasses the entire Lot and covers a site area of about 6,226m2.This 
Planning Statement serves to provide background information and planning justifications in 
support of the current application to facilitate consideration by the Board. 
 
The application site falls within an area zoned “Residential (Group D)” (“R(D)”), with minor 
encroachments within the “Agriculture” (“AGR”) and “Green Belt” (“GB”) zones on the 
approved Mui Wo Fringe Outline Zoning Plan No. S/I-MWF/10 (hereinafter referred to as “the 
OZP”). According to the Notes of the OZP, ‘House (Redevelopment; Addition, Alteration 
and/or Modification to existing house only)’ is a Column 1 use which is always permitted under 
the “R(D)” zone. No development including redevelopment for ‘House’ (except ‘New 
Territories Exempted House’) uses shall result in a development and/or redevelopment in 
excess of a maximum plot ratio (PR) of 0.2, a maximum site coverage (SC) of 20% and a 
maximum building height (BH) of 2 storeys (6m). 
 
A set of General Building Plan was submitted to the Buildings Department in 2023 for a 
proposed 2-storey single-family house at the application site, with a PR of 0.1998, SC of 
10.49% and BH of 2 storeys (6m). The submission received no statutory planning objections. 
However, the lease condition stipulates that "no storey shall be less than 10 feet (approx. 
3.05m) in height". To reconcile statutory OZP height controls with lease restrictions, an 
additional 0.1m in BH is required. 
 
The current application seeks minor relaxation of the BH restriction from 6.0m to 6.1m 
(+0.1m/ +about 1.67%) for house redevelopment (hereinafter referred to as “the proposed 
development”) at the application site. The proposed development comprises a 2-storey 
single-family house with ancillary facilities, including a swimming pool and landscape areas. 
No increase in permissible PR or SC is proposed. As detailed in the Planning Statement, the 
proposed development is well justified on the grounds that:- 
 
(a) The current application seeks minor relaxation of BH restriction to reconcile statutory 

OZP restrictions with lease restrictions, thereby enabling smooth implementation of the 
permitted house redevelopment in full compliance with both regulatory frameworks; 

(b) The proposed relaxation of BH restrictions by +0.1m (+1.67%) involves a marginal 
increase and is minor in nature; 

(c) The proposed development aligns fully with the "R(D)" planning intent, which aims for 
improvement and upgrade through redevelopment in rural areas; 

(d) The proposed development respects the scale and low-density character of the 
surrounding area while incorporating extensive landscape area, ensuring compatibility 
with its surrounding;  
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(e) The proposed development optimises land use resources and unleashes development 
potential without increasing plot ratio or site coverage; and 

(f) Allowing marginal increase in BH will not generate any adverse visual, or infrastructural 
impacts on the surrounding areas.  
 

In view of the above and the list of detailed planning justifications in this Planning Statement, 
the Board is respectfully requested to give favorable consideration to approve the current 
application for the proposed development.  
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行政摘要 

(如內文與其英文版本有差異，則以英文版本為準) 

此規劃報告書旨在支持一宗遞交予城市規劃委員會（以下簡稱「城規會」）的規劃申請（以下簡稱「是

次申請」），擬議在大嶼山梅窩丈量約份第 1 約地段第 1280 號（以下簡稱「申請地點」）作擬議屋宇

及略為放寬建築物高度限制（以下簡稱「擬議用途」）。申請地點涵蓋整個地段，面積約為 6,226 平方

米。此規劃報告書將提供是次申請的背景資料及規劃理據予城規會考慮。 

 

根據梅窩邊緣分區計劃大綱核准圖編號 S/I-MWF/10（以下簡稱「大綱圖」），申請地點主要被劃為

「住宅（丁類）」地帶，並有少部分劃為「農業」及「綠化地帶」。根據大綱圖的註釋，「屋宇 ( 只限

重建；現有屋宇的加建、 改動及／或修改 ) 」屬於第一欄，為「住宅（丁類）」地帶經常准許的用途。

任何「屋宇」 ( 「新界豁免管制屋宇」除外 ) 用途的發展，包括重建， 不得引致發展及／或重建計劃的

最高地積比率超過 0.2 倍、最大上蓋面積超過 20% 及最高建築物高度超過兩層 (6 米 )。 

 

一般建築圖則於 2023 年呈交至屋宇署，涉及於申請地點擬建一幢樓高兩層的屋宇，地積比率為 0.1998，

上蓋面積為 10.49%，建築物高度為兩層（6 米）。該方案未有收到就法定規劃的反對意見。然而，地

契條款規定建築物「每層層高不得少於 10 呎（約 3.05 米）」。為同時符合法定規劃限制與地契條款要

求，建築物高度需作微幅調整。 

 

是次申請旨在申請略為放寬建築物高度限制，由 6.0 米放寬至 6.1 米（增加 0.1 米 / +約 1.67%）於申請

地點作准許的屋宇重建（以下簡稱「擬議發展」）。擬議發展將興建一座樓高兩層的屋宇，並提供附屬

設施（包括游泳池及花園）。是次申請不涉及任何就允許的地積比率或上蓋面積的增加。此規劃報告書

提供規劃理據詳列如下：— 

 

(一) 是次申請旨在申請略為放寬建築物高度限制，以銜接法定分區計劃大綱圖的高度限制與地契條款

要求，從而在完全符合兩套規管制度的前提下，順利實施獲准的屋宇重建； 

(二) 擬議的建築物高度限制放寬幅度為 +0.1 米（+1.67%），僅涉及微幅增加，屬輕微性質； 

(三) 擬議發展完全符合「住宅（丁類）」的規劃意圖，即旨在透過鄉郊地區的重建來促進改善與升級； 

(四) 擬議發展尊重周邊地區的發展規模及低密度特色，同時融入廣闊的園景空間，確保與周邊環境相

容； 

(五)  擬議發展在不增加地積比率或上蓋面積的前提下，優化土地資源利用並釋放發展潛力；及 

(六) 允許建築物高度的微幅增加，預計不會對周邊地區造成任何視覺或基礎設施方面的負面影響。 

 

鑑於以上及此規劃報告書所提供的詳細規劃理據，敬希城規會各委員給予考慮並批准是次規劃申請。
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1. INTRODUCTION 
 
1.1 Purpose 
 

1.1.1 Pursuant to section 16 of the Town Planning Ordinance (Cap. 131), this Planning 
Statement is submitted to the Town Planning Board (hereinafter referred to as “the 
Board”) in support of a planning application for Proposed House with Minor 
Relaxation of Building Height Restriction (hereinafter referred to as “the proposed 
use”) at Lot 1280 in D.D. 1 MW, Mui Wo, Lantau Island (hereinafter referred to as “the 
application site”). The application site encompasses the entire Lot and covered a site 
area of about 6,226m2, according to the lease record. 
 

1.1.2 The application site falls within an area zoned “Residential (Group D)” (“R(D”), with 
minor encroachments within the “Agriculture” (“AGR”) and “Green Belt” (“GB”) zones 
on the approved Mui Wo Fringe Outline Zoning Plan No. S/I-MWF/10 (Figure 2 refers). 
According to the Notes of the OZP, ‘House (Redevelopment; Addition, Alteration 
and/or Modification to existing house only)’ is a Column 1 use which is always 
permitted under the “R(D)” zone. No development including redevelopment for 
‘House’ (except ‘New Territories Exempted House’) uses shall result in a development 
and/or redevelopment in excess of a maximum plot ratio (PR) of 0.2, a maximum site 
coverage (SC) of 20% and a maximum building height (BH) of 2 storeys (6m). 

 
1.2 Background  

 
1.2.1 A set of General Building Plan was submitted to the Buildings Department in 2023 for 

a proposed 2-storey single-family house at the application site, with a PR of 0.1998, 
SC of 10.49% and BH of 2 storeys (6m). The submission received no statutory planning 
objections (Appendix 1 refers).  
 

1.2.2 During lease compliance checks, the District Lands Office/Islands highlighted that 
Additional Special Condition No. 4 under New Grant No. 3460 (Appendix 2 and 3 
refers) stipulates lease requirements, alongside the general lease condition 
requiring "no storey shall be less than 10 feet (approx. 3.05m) in height". To 
accommodate a 2-storey building where each storey meets the minimum 10-feet 
lease requirement, the total BH requires a minor adjustment from 6.0m to 6.1m.  
 

1.2.3 To reconcile the statutory planning control with the lease restrictions and enable 
smooth implementation of the permitted house redevelopment, additional increase 
in BH restrictions is required. Since minor relaxation of the BH restrictions stated in 
paragraph may be considered by the Town Planning Board on application under 
section 16 of the Town Planning Ordinance, the current application seeks minor 
relaxation of BH restriction for permitted residential redevelopment from 6.0m to 
6.1m. No increase in permissible PR or SC is involved. 

 

1.2.4 Prepared on behalf of Cffi Alpha Limited (hereinafter referred to as “the Applicant”), 
Aikon Development Consultancy Limited has been commissioned to prepare and 
submit the current application.   
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1.3 Objectives 
 

1.3.1 The overriding goal of the current application is to put forward the house 
redevelopment at the application site. The proposed use also strives to achieve the 
following objectives:- 
 
(a) To align statutory OZP height restrictions with lease covenants; 
(b) To enable the applicant to proceed with permitted house redevelopment without 

further delay; 
(c) To maintain a low-density, low-rise residential footprint fully compatible with the 

surrounding Mui Wo landscape. 
 

1.4 Structure of the Planning Statement 
 

1.4.1 This Planning Statement is divided into 6 chapters. Chapter 1 is the above 
introduction outlining the purpose and objectives of the current application. Chapter 
2 gives background details of the application site in terms of the current land use 
characteristics and the neighbouring developments. Chapter 3 offers the planning 
context of the application site whilst Chapter 4 provides details of the proposed 
development. A full list of planning justifications is given in Chapter 5 whilst Chapter 
6 provides a concluding remark for the proposed development. 
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2. SITE PROFILE 
 

2.1 Location and Current Condition of the Application Site 
 

2.1.1 The application site encompasses the entire Lot (i.e., Lot 1280 in D.D.1 MW) and 
covered a site area of about 6,226m2, according to the lease record. The application 
site is situated at Yick Yuen, Mui Wo and is accessible via a local track connecting to 
Mui Wo Rural Committee Road.  
 

2.1.2 The application site is currently occupied by existing structures and some abandoned 
vegetated land, which are slated for redevelopment.  
 

2.2 Surrounding Land-use Characteristics 
 

2.2.1 The application site is situated in an area of semi-rural landscape character with its 
surroundings predominately comprising village houses, temporary structures and 
vegetated land.  
 

2.2.2 To the immediate north and west of the application site is the Silvermine Cave. To the 
immediate west of the application site is Pak Ngan Heung featuring a cluster of village 
houses. To the east of the application site is a large piece of vegetated land.  
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3. PLANNING CONTEXT 
 

3.1 The Current OZP  
 

3.1.1 The application site falls within an area zoned “Residential (Group D)” (“R(D”), with 
minor encroachments within the “Agriculture” (“AGR”) and “Green Belt” (“GB”) zones 
on the approved Mui Wo Fringe Outline Zoning Plan No. S/I-MWF/10 (Figure 2 refers).  
 

3.1.2 The Notes of the Current OZP stipulate that the planning intention of “R(D)” zone is 
intended primarily for improvement and upgrading of existing temporary structures 
within the rural areas through redevelopment of existing temporary structures into 
permanent buildings. 

 
3.1.3 According to the Notes of the OZP, ‘House (Redevelopment; Addition, Alteration 

and/or Modification to existing house only)’ is a Column 1 use which is always 
permitted under the “R(D)” zone. No development including redevelopment for 
‘House’ (except ‘New Territories Exempted House’) uses shall result in a development 
and/or redevelopment in excess of a maximum plot ratio (PR) of 0.2, a maximum site 
coverage (SC) of 20% and a maximum building height (BH) of 2 storeys (6m). 
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4. THE DEVELOPMENT PROPOSAL 
 

4.1 Proposed Development and Major Development Parameters 
 

4.1.1 The current application seeks minor relaxation of BH Restriction at the application site 
from 6m to 6.1m (+0.1m/ +about 1.67%) to accommodate the proposed development. 
The increase in BH seeks to align OZP BH control with the lease restriction which 
stipulates “no storey shall be less than 10 feet height”, so as to facilitate 
implementation of the permitted house redevelopment. 
 

4.1.2 The proposed development is configured as a low-rise and low-density residential 
development, comprises a 2-storey single-family house with ancillary facilities, 
including a swimming pool and landscape areas. The total gross floor area of the 
proposed development is about 1,245.2m2, involving a PR of 0.2, SC of about 10.12% 
and BH of 2 storeys (not more than 6.1m). The layout plan and development schedule 
are presented in Appendix 4. 

 
4.1.3 The proposed development creates a spacious living environment by achieving a SC 

of 10.12%, compared to the permissible SC (20%) under the OZP, and incorporating 
an extensive landscaped area of about 2,572m2 to ensure a harmonious transition 
with the surrounding environment. 
 

4.1.4 Upon approval of the current application, the proposed development will fully comply 
with both statutory OZP controls and government lease restrictions. The Applicant 
will subsequently resubmit GBP to the Buildings Department. 
 
Table 1:  Major Development Parameters of the Proposed Development 

Major Development Parameters of the Proposed Development 

Site Area About 6,226m2 

Site Coverage (SC) About 10.12% 

Plot Ratio (PR) 0.2 

Gross Floor Area (GFA) About 1,245.2m2  

Number of Block 1 

Number of Storeys  Not More than 2 storeys 

Building Height Not More than 6.1m 

Number of Unit 1 

Floor-to Floor Height  3.05m 

Landscape Area About 2,572m2 
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5. PLANNING JUSTIFICATIONS 
 

5.1 Aligning OZP Controls with Lease Restrictions for Implementation of the Permitted 
House Redevelopment 

 
5.1.1 The objective of the current application for a minor relaxation of BH restriction 

(+0.1m) is to reconcile the statutory OZP BH controls with the lease restrictions which 
stipulates that no storey shall be less than 10 feet (approx. 3.05m) in height. The 
marginal height increment of 0.1m is necessary to satisfy both statutory planning 
controls and lease requirements simultaneously, thereby ensuring smooth project 
implementation of the permitted house redevelopment.  

 
5.2 Minor Nature of Proposed Building Height Relaxation 

 
5.2.1 The current application seeks a minor relaxation of the BH restriction from 6.0m to 

6.1m (+0.1m or + about 1.67%) for the proposed 2-storey single-family house. The 
proposed BH relaxation is only 0.1m (+1.67%), is minor in scale, reasonable, and fully 
aligns with the spirit of flexibility intended under Section 16 of the Town Planning 
Ordinance for minor height relaxations. 
 

5.3 Aligns with Planning Intention and Stimulate Redevelopment In the Area  
 

5.3.1 A majority of the application site falls within "R(D)" zone, which is intended for 
improvement and upgrading of existing temporary structures within the rural areas 
through redevelopment of existing temporary structures into permanent buildings. 
‘House (Redevelopment; Addition, Alteration and/or Modification to existing house 
only)’ is a Column 1 use which is always permitted under the “R(D)” zone.  
 

5.3.2 The proposed development strictly adheres to the permitted two-storey profile and 
operates within the statutory development envelope—achieving a proposed PR of 
0.2 (permissible PR: 0.2) and SC of 10.12% (permissible SC: 20%). The proposed 
development fully respects and preserves the low-density residential character 
intended for the area. Approval of the subject application will facilitate the 
application site's long-overdue redevelopment, realizing environmental and spatial 
improvements as intended under the planning framework. 

 
5.4 Compatible with Surrounding Area 

 
5.4.1 Having regard to the adjacent "V" zone immediately to the west of the application 

site, where New Territories Exempted Houses (NTEHs) are permitted up to 3 storeys 
8.23m in height, the proposed BH of 6.1m is highly compatible with the surrounding 
local context. The proposed development will integrate smoothly into the 
neighborhood and is unlikely to induce any adverse visual impact on its surroundings. 
 

5.4.2 Furthermore, the proposed development adopts a low SC of 10.12% and incorporates 
an extensive landscaped area of approximately 2,572m2 , ensuring a soft, harmonious 
blend with the surrounding natural and built environment. 
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5.5 Optimising Land Use Resources and Unleashing Development Potential 
 

5.5.1 Allowing a minor BH relaxation of 0.1m represents a practical and efficient utilization 
of under-used private land resources. The proposed development unlocks the site's 
permitted redevelopment potential without requesting any increase in permissible 
PR or SC. It resolves an administrative deadlock between statutory planning limits 
and lease conditions, facilitating timely residential supply in accordance with 
government development objectives. 
 

5.6 Not Generating Adverse Visual and Infrastructural Impacts 
 

5.6.1 The 0.1m height increment is visually imperceptible from surrounding vantage points 
and will not induce adverse visual or shading impacts on neighbouring environs. It 
will not induce any noticeable visual bulk, shading, or air ventilation impacts on 
neighboring properties. Moreover, as the residential density remain strictly within the 
statutory cap, the proposed development will generate no additional traffic, drainage, 
sewerage, or utility burdens on the surrounding infrastructure. 
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6. CONCLUSION 
 

6.1.1 This Planning Statement is submitted to the Town Planning Board in support of a 
planning application for Proposed House with Minor Relaxation of Building Height 
Restriction at Lot 1280 in D.D. 1 MW, Mui Wo, Lantau Island. This Planning Statement 
serves to provide background information and planning justifications in support of 
the current application to facilitate consideration by the Board. 

 
6.1.2 The application site falls within an area zoned “R(D)”, with minor encroachments 

within the “AGR” and “GB” zones on the approved Mui Wo Fringe Outline Zoning Plan 
No. S/I-MWF/10. According to the Notes of the OZP, ‘House (Redevelopment; 
Addition, Alteration and/or Modification to existing house only)’ is a Column 1 use 
which is always permitted under the “R(D)” zone. No development including 
redevelopment for ‘House’ (except ‘New Territories Exempted House’) uses shall 
result in a development and/or redevelopment in excess of a maximum plot ratio (PR) 
of 0.2, a maximum site coverage (SC) of 20% and a maximum building height (BH) of 
2 storeys (6m). 

 
6.1.3 A set of General Building Plan was submitted to the Buildings Department in 2023 for 

a proposed 2-storey single-family house at the application site, with a PR of 0.1998, 
SC of 10.49% and BH of 2 storeys (6m). The submission received no statutory planning 
objections. However, the lease condition stipulates that "no storey shall be less than 
10 feet (approx. 3.05m) in height". To reconcile statutory OZP height controls with 
lease restrictions, an additional 0.1m in BH is required. 

 
6.1.4 The current application seeks minor relaxation of the BH restriction from 6.0m to 

6.1m (+0.1m/ +about 1.67%) for permitted house redevelopment (hereinafter 
referred to as “the proposed development”) at the application site. The proposed 
development comprises a 2-storey single-family house with ancillary facilities, 
including a swimming pool and landscape areas. No increase in permissible PR or SC 
is proposed. As detailed in the Planning Statement, the proposed development is well 
justified on the grounds that:- 

 
(a) The current application seeks minor relaxation of BH restriction to reconcile 

statutory OZP restrictions with lease restrictions, thereby enabling smooth 
implementation of the permitted house redevelopment in full compliance with 
both regulatory frameworks; 

(b) The proposed relaxation of BH restrictions by +0.1m (+1.67%) involves a 
marginal increase and is minor in nature; 

(c) The proposed development aligns fully with the "R(D)" planning intent, which 
aims for improvement and upgrade through redevelopment in rural areas; 

(d) The proposed development respects the scale and low-density character of the 
surrounding area while incorporating extensive landscape area, ensuring 
compatibility with its surrounding;  

(e) The proposed development optimises land use resources and unleashes 
development potential without increasing plot ratio or site coverage; and 

(f) Allowing marginal increase in BH will not generate any adverse visual, or 
infrastructural impacts on the surrounding areas.  
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In view of the above and the list of detailed planning justifications in this Planning Statement, 
the Board is respectfully requested to give favorable consideration to approve the current 
application for the proposed development. 
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Figure 1 Location Plan 

Figure 2 Extract of Approved Mui Wo Fringe Outline Zoning Plan No. S/I-MWF/10 
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A p p e n d i x  1 
General Building Plans (2023) 
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Letter from the Lands Department 
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Architectural Drawings 
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