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PROPOSED SMALL HOUSE PLAN
LOT Nos. 491 S.D RP, 491 S.E, 492 S.B RP & 492 S.F IN D.D. 222
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Appendix II of RNTPC 

Paper No. A/SK-PK/304 

 

Relevant Interim Criteria for Consideration of Application for 

New Territories Exempted House (NTEH)/Small House in New Territories 

(Revised on 7.9.2007) 

 

(a) 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; 

 

(b) 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;  

 

(c) 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);  

 

(d) 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; 

 

(e) if an application site involves more than one NTEH/Small House, application of the 

above criteria would be on individual NTEH/Small House basis;  

 

(f) the proposed development should not frustrate the planning intention of the particular 

zone in which the application site is located; 

 

(g) the proposed development should be compatible in terms of land use, scale, design and 

layout, with the surrounding area/development; 

 

(h) 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; 

 

(i) 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^); 
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(j) 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 

 

(k) 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. 

 

^i.e. 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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Relevant Extract of Town Planning Board Guidelines for 
Application for Development within Green Belt Zone 

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

 
 

The relevant assessment criteria are as follows: 
 

(a) There is a general presumption against development (other than redevelopment) in a 
“Green Belt” (“GB”) zone. 
 

(b) An application for new development in a “GB” zone will only be considered in 
exceptional circumstances and must be justified with very strong planning grounds.  
The scale and intensity of the proposed development including the plot ratio, site 
coverage and building height should be compatible with the character of surrounding 
areas. 

 
(c) Applications for New Territories Exempted Houses with satisfactory sewage disposal 

facilities and access arrangements may be approved if the application sites are in close 
proximity to existing villages and in keeping with the surrounding uses, and where the 
development is to meet the demand from indigenous villagers. 

 
(d) The design and layout of any proposed development should be compatible with the 

surrounding area.  The development should not involve extensive clearance of existing 
natural vegetation, affect the existing natural landscape, or cause any adverse visual 
impact on the surrounding environment. 

 
(e) The proposed development should not overstrain the capacity of existing and planned 

infrastructure such as sewerage, roads and water supply.  It should not adversely affect 
drainage or aggravate flooding in the area. 

 
(f) The proposed development should not overstrain the overall provision of G/IC facilities 

in the general area. 
 
(g) The proposed development should not be susceptible to adverse environmental effects 

from pollution sources nearby such as traffic noise, unless adequate mitigating measures 
are provided, and it should not itself be the source of pollution. 

 
(h) Any proposed development on a slope or hillside should not adversely affect slope 

stability. 
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Previous s.16 Applications covering the Application Sites 

 
 
Approved Applications 

 
For both Applications No. A/SK-PK/306 and 307 
 

Application No. Proposed Use 
Date of 

Consideration  
Approval 

Conditions 

A/SK-PK/157 
10 Houses (New Territories 

Exempted Houses － Small Houses) 
5.9.2008 (a), (b), (c) and (d) 

 
Approval Conditions 
 
(a) Submission and implementation of landscaping proposals 

(b) Provision of sewage connection to the existing sewer 

(c) Provision of an emergency vehicular access 

(d) Provision of drainage proposals  

 

For Application No. A/SK-PK/306 
 

Application No. Proposed Use 
Date of 

Consideration  
Approval  
Condition 

A/SK-PK/235 
Proposed House (New Territories 

Exempted House － Small House) 
9.6.2017 (a) 

 
Approval Condition 
 
(a)  Provision of septic tank 
 

Appendix IV of RNTPC 
Paper No. A/SK-PK/306 and 307 



1 
 

 
Similar Planning Applications for  

Proposed House (New Territories Exempted House (NTEH) – Small House) 
Within / Straddling the Subject “Green Belt” (“GB”) Zone 

on the Approved Pak Kong and Sha Kok Mei Outline Zoning Plan No. A/SK-PK/11 
 
Approved Applications 

 

Application No. Proposed Use Zoning 
Date of 

Consideration  
Approval 

Condition(s) 

A/SK-PK/214 1 
Proposed House (New 
Territories Exempted 
House - Small House) 

“GB” and “V” 2.1.2015 (a) and (b) 

A/SK-PK/231 
Proposed 3 Houses (New 

Territories Exempted 
Houses - Small Houses) 

“GB”, “REC” 
and “V” 

13.1.2017 (a), (b) and (c) 

A/SK-PK/234 
Proposed House (New 
Territories Exempted 

House – Small House) 
“GB” and “V” 7.4.2017 (a) and (c) 

A/SK-PK/251 1 
Proposed House (New 
Territories Exempted 
House - Small House) 

“GB” and “V” 2.8.2019 (b) 

 
Approval Conditions 
 
(a) Submission and implementation of landscaping proposals 
(b) Provision of septic tank 
(c) Provision of sewerage connection to the existing sewer 
 
Remarks 
 

1 The site of application No. A/SK-PK/214 is the same as application No. A/SK-PK/251  
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Rejected Applications 
 

Application No. Proposed Use Zoning 
Date of 

Consideration  
Rejection Reasons 

A/SK-PK/217 1, 2 
Proposed 3 Houses (New 

Territories Exempted 
Houses - Small Houses) 

“GB” 
12.6.2015 

(On Review) 
(1), (2), (3) and (4) 

A/SK-PK/239 1, 2 
Proposed House (New 
Territories Exempted 
House - Small House) 

“GB” 
14.9.2018 

(On Review) 
(1), (2), (3) and (4) 

A/SK-PK/240 1 
Proposed House (New 
Territories Exempted 
House - Small House) 

“GB” 26.1.2018 (1), (2), (3) and (4) 

A/SK-PK/241 1 
Proposed House (New 
Territories Exempted 
House - Small House) 

“GB” 26.1.2018 (1), (2), (3) and (4) 

A/SK-PK/253 2 
Proposed House (New 
Territories Exempted 
House - Small House) 

“GB” 6.9.2019 (1), (2) and (3) 

 
Rejection Reasons 
 
(1) The proposed development is not in line with the planning intention of the “Green Belt” (“GB”) 

zone which is primarily for defining the limits of urban and sub-urban development areas by 
natural features and to contain urban sprawl as well as to provide passive recreational outlets. 
There is a general presumption against development within this zone. There is no strong 
justification in the submission for a departure from the planning intention 

 
(2) Land is still available within the “Village Type Development” zone of Pak Kong where land is 

primarily intended for Small House development. It is considered more appropriate to 
concentrate the proposed Small House developments close to the existing village cluster for 
orderly development pattern, efficient use of land and provision of infrastructures and services 
 

(3) 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 development and a general degradation of the rural 
environment of the area. 
 

(4) The proposed developments are not in line with the Town Planning Board Guidelines No.10 for 
‘Application for Development within “GB” Zone’ in that there are no exceptional circumstances 
or strong planning grounds to justify the applications 
 

Remarks 
1  The site of application formed part of the site of application No. A/SK-PK/217  
2  The site of application No. A/SK-PK/253 was in the same site of application No. A/SK-PK/239 

and formed part of the site of application No. A/SK-PK/217   
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Comments from Relevant Government Departments 
 

1. Land Administration 
 

Comments of the District Lands Officer/Sai Kung, Lands Department (DLO/SK, LandsD): 
 

(a) no comment on the application from land administration perspective; 
 

(b) the Sites of Application No. A/SK-PK/306 and 307 for the proposed small houses fall on 
three and four old schedule agricultural lots demised as Padi under Block Government 
Leases respectively, which may be approved for non-industrial use; 
 

(c) the Sites and proposed small house footprints are all within Pak Kong Village Environ; 
 
(d) the 10-year forecast (i.e. from 2015 to 2025) for Small House application provided by 

the IIR of Pak Kong village as at January 2016 was 113; 
 
(e) the number of outstanding small house applications within “V” zone is 8 and outside “V” 

zone (including the subject sites) is 2.  The number of approved small house 
applications (in the past ten years) falling within “V” zone is 6 and outside “V” zone is 
3; 

 
(f) according to records, the applicants namely LOK Richard (Application No. A/SK-

PK/306) and LOK Paul (Application No. A/SK-PK/307) were indigenous villagers 
certified by the Indigenous Inhabitant Representative of Pak Kong in Sai Kung Heung;  

 
(g) the last application for the Site of Application No. A/SK-PK/306 (No. A/SK-PK/235) for 

one house (NTEH) was applied by the ex-landowner of the Lots (Mr. LI Shun Kuen).  
The applicant of Application No. A/SK-PK/306 (Mr. LOK Richard) is the current 
landowner of the Lots and has submitted application for one house (NTEH) to DLO/SK 
on 16.4.2024;  

 
(h) the last application for the Site of Application No. A/SK-PK/307 (No. A/SK-PK/157) for 

ten houses (NTEH) including the subject Site was applied by the ex-landowner of the 
Lots.  The applicant of Application No. A/SK-PK/307 (Mr. LOK Paul) is the current 
landowner of the Lots and has submitted application for one house (NTEH) on 16.4.2024;  

 
(i) the Small House applications of both the applicants are now under processing; 

 
(j) the applicants are reminded that approval for S.16 applications should not be construed 

as DLO’s approval on the small house applications.  Every application submitted to 
LandsD will be considered on its own merits by LandsD acting in its capacity as a 
landlord and at its absolute discretion; 

 
(k) if the applications are approved by LandsD, they will be subject to such terms and 

conditions as maybe imposed by LandsD at its absolute discretion, including payment of 
premium and administrative fee; and  

 
(l) the advisory comments are at Appendix VIII. 
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2. Traffic 

 
Comments of the Commissioner for Transport:  
 
(a) development of New Territories Exempted House (NTEH) should be confined within the 

“V” 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 “V” 
zone, if permitted, will set an undesirable precedent case for similar applications in the 
future.  The resulting cumulative adverse traffic impact could be substantial; and 

 
(b) notwithstanding the above, the subject applications only involve development of one 

number of Small House at each of the Sites and it is considered that this application can 
be tolerated on traffic grounds. 

 
Comments of the Chief Highways Engineer/New Territories East, Highways Department: 
 
As the track leading to the Sites fall outside the maintenance jurisdiction of his office, he has no 
comment on the subject application from highway maintenance point of view. 

 
 

3. Nature Conservation 
 

Comments of the Director of Agriculture, Fisheries and Conservation: 
 
in view that the Sites are covered with common plant species and close to or surrounded with 
developed areas, he has no comment on the application from nature conservation perspective. 

 
 
4. Environment 
 

Comments of the Director of Environmental Protection: 
 

(a) in view of the small scale of the proposed developments, the applications alone are 
unlikely to cause major pollution; and 
 

(b) the advisory comments are at Appendix VIII. 
 
 
5. Drainage and Sewerage 
 

Comments of the Chief Engineer/Mainland South, Drainage Services Department (DSD): 
 
No comment on the applications from drainage, sewerage and maintenance viewpoint. 
 

 
6. Landscape 

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



3 
 

(a) the Sites are situated in an area of miscellaneous rural fringe landscape character 
predominated by small house and open-air car parking as observed from the aerial photo 
in 2024.  Woodland area and grassland are located at the immediate south and east of 
Application No. A/SK-PK/306 respectively, while tree groups and grassland are located 
closely at the east of Application No. A/SK-PK/307.  The proposed Small House is 
considered not entirely incompatible with the surrounding landscape character in view 
of the village settlement at the northwest and at the immediate west of Application No. 
A/SK-PK/306 and 307 respectively; and 
 

(b) with reference to the aerial photo of 2024 and site photo record dated 7.8.2025, 11.8.2025 
and 30.7.2025, the Site of Application No. A/SK-PK/306 is covered by shrubs and 
gourndcovers, while the Site of Application No. A/SK-PK/307 is currently vacant and 
overgrown with groundcovers.  Existing trees or significant landscape resources are not 
found within the Sites.  As “no tree felling” is required as clarified by the Applicants in 
Part 7 and 8 of the application forms, significant landscape impact arising from the 
applied use is not anticipated.  
 
 

7. Fire Safety 
 

Comments of the Director of Fire Services: 
 

(a) no objection in principle to the applications at this stage provided that the proposed 
houses would not encroach on any existing EVA or planned EVA under application in 
accordance with LandsD’s record; and 
 

(b) the advisory comments are at Appendix VIII 
 
 
8. District Officer’s Comments 
 

Comments of the District Officer/Sai Kung, Home Affairs Department: 
 

no comment on the applications. 
 
 
9. Demand and Supply of Small House Sites 

 
According to DLO/SK, LandsD, the number of outstanding Small House applications in Pak 
Kong is 10, while the 10-year forecast (i.e. from 2015 to 2025) for Small House application 
provided by the IIR of Pak Kong village as at January 2016 was 113.  According to the latest 
estimate by the PlanD, it is estimated that about 1.06 ha of land (equivalent to about 42 Small 
House sites) is available within the “V” zone of Pak Kong.  Therefore, the land available in Pak 
Kong Village cannot fully meet the future Small House demand for 123 Small House sites.  
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Recommended Advisory Clauses 
 

(a) to note the comments of the Director of Environmental Protection 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 Practice 
Note for Professional Person (ProPECC) PN 1/23 “Drainage Plans subject to Comment 
by the Environmental Protection Department” and are duly certified by an Authorised 
Person (AP); and 

 
(b) to note the comments of the Director of Fire Services that the applicant are reminded to 

observe ‘New Territories Exempted Houses–A Guide to Fire Safety Requirements’ 
published by LandsD.  Detailed fire safety requirements would be formulated upon 
receipt of formal application via LandsD. 

 
 

 
 

 
 

 
 


