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Supplementary Statement 

 
1) Background 

1.1 The applicant seeks planning permission from the Town Planning Board (the Board) to use Lot 

2069 S.B in D.D. 119, Muk Kiu Tau Tsuen, Tai Tong, Yuen Long, New Territories (the Site) for 

‘Proposed House (New Territories Exempted House (NTEH) - Small House (SH))’ (the 

proposed development) (Plans 1 to 3). 

 

1.2 In view of the lacking of suitable land for development of NTEH - SH within Muk Kiu Tau Tsuen 

and the surrounding areas, the applicant, being an indigenous villager of Nam Pin Wai, would 

like to use the Site for the proposed development. 

  

2) Planning Context 

2.1 The Site currently falls within areas zoned “Village Type Development” (“V”) and “Agriculture” 

(“AGR”) on the Approved Tai Tong Outline Zoning Plan (OZP) No.: S/YL-TT/20 (Plan 2).  

According to the Notes of the OZP, ‘house (NTEH only)’ is a Column 1 use within the “V” zone, 

which is always permitted; whilst the same use is a Column 2 use within the “AGR” zone, which 

requires planning permission from the Board. 

 

2.2 According to the latest ‘Interim Criteria for Consideration of Application for NTEH/SH in New 

Territories’ (the Interim Criteria) promulgated on 7.9.2007, as 51% (about) footprint of the 

proposed development falls within the “V” zone near Muk Kiu Tau Tsuen, favourable 

consideration could be given to the applicant provided that there is a shortage of land meeting 

in demand for SH development in the “V” zone and other criteria could be satisfied. 

 

2.3  As most private lots in Muk Kiu Tau Tsuen had already been occupied by NTEHs or other 

developments, there is insufficient space in Muk Kiu Tau Tsuen for erection of a NTEH - SH.  

The applicant has no alternative option but to apply for the proposed development at the Site.  

Thus, the criteria requested in the Interim Criteria is satisfied. 

 

2.4 The proposed development with a low-rise structure is considered not incompatible with the 

surrounding areas, which are dominated by residential developments, trees and vacant land.  

Approval of the planning application would better utilise the precious land resources in the 

New Territories. 
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2.5 The Site is the subject of one previous S.16 planning application (No. A/YL-TT/390) for ‘NTEH - 

SH’ use (i.e. submitted by the same applicant with the same use as the current application), 

which was approved by the Board in 2016.  Therefore, approval of the current application is 

in line with the Board’s previous decision.  Comparing with the latest application (No. A/YL-

TT/390), all development parameters (including but not limited to site area, gross floor area 

(GFA), layout, etc.) remain the same.   

 

2.6  The applicant has been actively liaising with various government departments for the 

implementation work and the erection of the NTEH - SH during the planning approval period 

of the previous application (No. A/YL-TT/390).  However, the applicant was not managed to 

apply for an extension of time for commencement of development during the approval period 

of the previous application (No. A/YL-TT/390), therefore the previous planning permission was 

subsequently lapsed on 29.10.2020.  Whilst a valid planning application is required for further 

processing of the NTEH - SH application by other government departments, the applicant thus 

then submitted the current planning application.   

 

3) Development Proposal 

3.1 The site area is 110.3 m2 (about) (Plan 3).  A 3-storey SH is provided at the Site with a total 

GFA of 187.2 m2 (about) with 62.4 m2 (about) for each storey (Plan 4).  Details of development 

parameters are shown at Table 2 below: 

 

Table 2 - Major Development Parameters 

Application Site Area 110.3 m2 (about) 

Built-over Area 62.4 m2 (about) 

Uncovered Area 47.9 m2 (about) 

 

Number of House 1 

Total GFA 

- Domestic GFA 

- Non-Domestic GFA 

187.2 m2 (about) 

187.2 m2 (about) 

Not applicable 

 

Building Height 8.23 m (about) 

No. of Storey 3 
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3.2 The Site is accessible from Kung Um Road via a local access (Plan 1).  No parking and 

loading/unloading spaces, nor direct vehicular access will be provided for the Site.  Residents 

of the NTEH will be accessing the Site via the local access on foot. 

 

3.3 The Site is currently vegetated by wild grass and situated in a rural landscape character 

dominated by fallow farmland, scattered trees and village houses.  A nullah is also observed 

to the east of the Site.  As the proposed development is not incompatible with the 

surrounding environment, adverse landscape impact arising from the development should not 

be anticipated. 

 

3.4 Septic tank (1.22 m x 3.66 m) will be provided by the applicant within the Site to ensure no 

adverse sewage impact will be made to the surroundings (Plan 4).  Relevant environmental 

protection/pollution control ordinances, i.e. Water Pollution Control Ordinance, Air Pollution 

Control Ordinance, Noise Control Ordinance etc. will be strictly complied with at all times 

during the planning approval period.  

 

4) Conclusion 

4.1 The development will not create nuisance to the surrounding areas.  Adequate mitigation 

measures (e.g. submission and implementation of a drainage proposal) will be provided by the 

applicant after the planning application is approved by the Board to mitigate any adverse 

impacts arising from the proposed development.   

 

4.2 In view of the above, the Board is hereby respectfully recommended to approve the subject 

application for ‘Proposed House (NTEH - SH)’. 

 

R-riches Planning Limited 

August 2025 
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Our Ref. : DD119 Lot 2069 S.B 

Your Ref. : TPB/A/YL-TT/730 

 

The Secretary, 

Town Planning Board, 

15/F, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

 

Dear Sir, 

 

 Supplementary Information 

 

Proposed House (New Territories Exempted House - Small House)  

in “Village Type Development” and “Agriculture” Zones, 

Lot 2069 S.B in D.D. 119, Muk Kiu Tau Tsuen, Tai Tong, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-TT/730) 

 

We are writing to submit supplementary information to support the subject application 

(Appendix I). 

 

Should you require more information regarding the application, please contact the 

undersigned at your convenience.  Thank you for your kind attention.  

 

Yours faithfully, 

 

For and on behalf of 

R-riches Planning Limited 

 
Danny NG 

Town Planner 

 

 

 

 

 
 

 

cc DPO/TMYLW, PlanD (Attn.: Ms. Eva TAM   email: ekytam@pland.gov.hk) 

 (Attn.: Ms. Momo CHOW  email: mhcchow@pland.gov.hk) 

 
  

By Email 
 

22 August 2025 
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Supplementary Information 

 

Proposed House (New Territories Exempted House - Small House)  

in “Village Type Development” and “Agriculture” Zones, 

Lot 2069 S.B in D.D. 119, Muk Kiu Tau Tsuen, Tai Tong, Yuen Long, New Territories 

 

(S.16 Planning Application No. A/YL-TT/730) 

 

(i) The application site (the Site) is the subject of a previous planning application (No. A/YL-

TT/390) for the same use submitted by the same applicant as the current application.  The 

application (No. A/YL-TT/390) was approved by the Town Planning Board (the Board) in 2016 

and was valid until 2020; 

 

(ii) The applicant has thus actively been liaising with various government departments after the 

planning application was approved by the Board.  However, as requested by related 

government departments (e.g. Lands Department), a valid planning application is required by 

the applicant to continue the application process of the New Territories Exempted House - 

Small House; and 

 

(iii) As the previous application (No. A/YL-TT/390) was lapsed in 2020, upon the request from 

related government departments, the applicant has thus submitted the current application.  

Whilst comparing with the previous application (No. A/YL-TT/390), there is no change in 

zonings and development parameters within the Site. 
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Relevant Revised Interim Criteria for Consideration of
Application for New Territories Exempted House (NTEH)/Small House in New

Territories
( promulgated 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) 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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Previous Applications covering the Application Site

Approved Application

Application No. Uses/Developments Date of Consideration

A/YL-TT/390 Proposed House (New Territories Exempted House
(NTEH) - Small House)

28.10.2016

Rejected Application

Application No. Uses/Developments Date of
Consideration

(RNTPC)

Rejection
Reason(s)

A/YL-TT/382 Proposed House
((NTEH) - Small House)

15.7.2016 (1), (2), (3)

Rejection Reason(s):

(1) There was no strong planning justification to support a departure from the planning intention of
the “Agriculture” zone.

(2) Not comply with the ‘Interim Criteria for Consideration of application for NTEH/Small House
in the New Territories’ in that more than 50% of the proposed Small House footprint falls
outside “Village Type Development” (“V”) zone.

(3) Land is still available within the “V” zone of Muk Kiu Tau Tsuen which is primarily intended
for Small House development. It is considered more appropriate to concentrate Small House
development close to the existing village cluster for more orderly development pattern, efficient
use of land and provision of infrastructure and services.
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Similar Application within/straddling the subject “Village Type Development” (“V”)
and/or “Agriculture” (“AGR”) Zones on the Tai Tong Outline Zoning Plan

Approved Application

Application No. Development(s)/Use(s) Date of Consideration
(RNTPC)

A/YL-TT/213# Proposed House (New Territories Exempted
House (NTEH) - Small House)

12.10.2007

# The Site straddles the same “AGR” and “V” zones.
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Detailed Comments from Relevant Government Departments

1. Land Administration

Comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD):

� The application site (the Site) is an Old Schedule Agriculture Lot held under Block
Government Lease which stipulates that no structures are allowed to be erected
without the prior approval of the Government.

� There is a Small House application under processing at the Site submitted by the
applicant, i.e. Mr. NG Micheal Waikeong, who claimed to be the indigenous villager
of Nam Pin Wai, and such Small House application is already at an advance stage.

2. Traffic

Comments of the Commissioner for Transport:

� No objection to the application from traffic engineering perspective.

� The application only involves the construction of one Small House, she considers that
the application can be tolerated on traffic grounds. The resulting cumulative adverse
traffic impact has to be reviewed on case-by-case basis in the future.

3. Building Matters

Comments of the Chief Building Surveyor/New Territories West:

� Noting that the building to be erected on the Site will be New Territories Exempted
House under the Buildings Ordinance (Application to the New Territories) Ordinance
(Cap 121), DLO/YL, LandsD should be in a better position to comment on the
application.

� Advisory comments as detailed in Appendix VI.

4. Agriculture

Comments of the Director of Agriculture, Fisheries and Conservation:

� The proposed development is not supported from agricultural perspective.

� The Site partly falls within the “Agriculture” zone and is generally occupied by some
sundries.  The agricultural activities are active in the vicinity, and agricultural
infrastructures such as road access and water sources are also available.  The Site can
be used for agricultural activities such as open-field cultivation, greenhouses, plant
nurseries, etc.  The Site possesses potential for agricultural rehabilitation.

� No comment on the application from the perspective of nature conservation.
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5. Environment

Comment of the Director of Environmental Protection:

� No objection to the application.

� Advisory comments as detailed in Appendix VI.

6. Landscape

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

� No adverse comment on the application from the landscape planning perspective;

� The Site is located in an area of rural fringe landscape predominated by temporary
structures, village houses, farmlands and scattered tree groups.  The Site is covered
with wild grasses and weeds.  No existing trees are observed within the Site;

� No significant adverse impact arising from the proposed development is anticipated.

7. Electricity Safety

Comments of the Director of Electrical and Mechanical Services:

� No in-principle objection to the application.

� Advisory comments as detailed in Appendix VI.

8. Fire Safety

Comments of the Director of Fire Services:

� No in-principle objection to the application provided that the proposed development
would not encroach on any existing emergency vehicular access (EVA) or planned
EVA under application in accordance with LandsD’s record.

� His advisory comments are at Appendix VI.

9. Demand and Supply of Small House Site

According to DLO/YL, LandsD’s record, the total number of outstanding Small House
applications for Muk Kiu Tau Tsuen is 33, while the 10-year Small House demand
forecast for concerned village is 203.  Based on the latest estimate by the Planning
Department, about 3.79 ha (or equivalent to about 151 Small House sites) of land is
available within the “Village Type Development” zone covering Muk Kiu Tau Tsuen.
Therefore, the land available cannot fully meet the future demand of 236 Small Houses
(or equivalent to about 5.9 ha of land).
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Recommended Advisory Clauses

(a) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that

(i) HyD shall not be responsible for the maintenance of any access connecting the
Site and Kiu Hing Road; and

(ii) adequate drainage measures shall be provided to prevent surface water running
from the Site to the nearby public roads and drains;

(b) to note the comments of the Director of Environmental Protection (DEP) that:

(i) the “Recommended Pollution Control Clauses” (RPCC) should be followed to
implement suitable mitigation measures and good site practice to minimise
inconvenience and environmental nuisance to nearby residents and other
sensitive receivers;

(ii) to provide adequate supporting infrastructure/ facilities for proper collection,
treatment and disposal of waste/wastewater generated from the proposed
development.  If septic tank and soakaway system will be used in case of
unavailability of public sewer, its design and construction shall follow the
requirements of Environment Protection Department (EPD)’s Practice Note for
Professional Person (ProPECC) PN 1/23 “Drainage Plans subject to Comment
by the Environmental Protection Department” including completion of
percolation test and certification by Authorized Person;

(iii) to follow EPD’s ProPECC PN 2/24 “Construction Site Drainage” during the
construction phase to prevent polluting the nearby water bodies; and

(iv) it is the applicant’s obligation to meet the statutory requirements under relevant
pollution control ordinances;

(c) to note the comments of the Director of Electrical and Mechanical Services that:

in the interests of public safety and ensuring the continuity of electricity supply, the
parties concerned with planning, designing, organising 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;

(d) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that:

(i) site formation works and drainage works for New Territories Exempted Houses
(NTEHs) are building works under the control of the Buildings Ordinance (BO).
Before any new site formation and/or drainage works are to be carried out on the
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Site, the prior approval and consent of the Building Authority (BA) should be
obtained, otherwise they are unauthorized building works.  An Authorized
Person (AP) should be appointed as the coordinator for the proposed site
formation and/or drainage works in accordance with the BO; and

(ii) notwithstanding the above, the Director of Lands may issue a certificate of
exemption from prior approval and consent of the BA in respect of site
formation works and/or drainage works in New Territories under the BO
(Application to the New Territories) Ordinance (Cap. 121).  The applicant may
approach DLO/YL, LandsD or seeks AP’s advice for details; and

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