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Appendix II of RNTPC    
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Relevant Revised Interim Criteria for Consideration of Application for 

NTEH/Small House in the 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) 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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Previous Applications of the Application Site  
 
 

Approved Application 
 

Application 
No. 

Proposed Development Date of 
Consideration 

Approval 
Conditions 

A/I-MWF/22 Proposed House (New Territories Exempted 
House - Small House) 

7.2.2014 (a), (b), (c)  

 
Approval Conditions: 
(a) submission and implementation of a landscape proposal;   
(b) submission and implementation of a storm-water drainage proposal; and   
(c) construction, provision, operation, maintenance and repair of sewerage treatment and disposal 

facilities within the Site. 
 
 
 
Rejected Application  
 

Application 
No. 

Proposed Development Date of 
Consideration 

Rejection 
Reasons 

A/I-MWF/10 Proposed House (New Territories Exempted 
House - Small House) 

5.12.2003 by 
RNTPC; and 

 
2.4.2004 by TPB 

 

(1), (2), (3) 

 
Rejection Reasons: 
(1) not in line with the planning intention of the “REC” zone;  
(2) sufficient land for Small House development in “V” zone; and  
(3) undesirable precedent for similar applications within the “REC” zone.   
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Similar Applications for NTEH - Small House  
within the same “Recreation” zone in the vicinity of the Application Site 

 
 

Approved Applications 
 

Application 
No. 

Proposed Development Date of 
Consideration 

Approval 
Conditions 

A/I-MWF/5 Lot Nos. 322 s.A and 322 RP (Part) in 
D.D.3 MW, Luk Tei Tong Village 

21.9.2001 (a), (b), (c) 

A/I-MWF/12 Lot No. 278 s.A in D.D.4 MW, Luk Tei 
Tong Village 

14.1.2005 (a), (b) 

A/I-MWF/24 Lot No. 308 R.P. in D.D.4 MW, Luk Tei 
Tong Village 

10.9.2014 (a), (d) 

A/I-MWF/25 Lot No. 308 s.B in D.D.4 MW, Luk Tei 
Tong Village 

10.9.2014 (a), (d) 

 
Approval conditions: 
(a) submission and implementation of a landscaping/tree preservation proposal; 
(b) provision of drainage facilities/ submission and implementation of a storm-water drainage 

proposal; 
(c) provision of fire service installations; and 
(d) provision of septic tank. 
 
 
Rejected Applications  
 

Application 
No. 

Proposed Development Date of 
Consideration 

Rejection Reasons 

A/I-MWF/7 Lot No. 308 s.C in D.D.4 MW, Luk Tei 
Tong Village 

30.5.2003 (1), (2), (3), (4) 

A/I-MWF/8 Lot No. 308 s.D in D.D.4 MW, Luk Tei 
Tong Village 

30.5.2003 (1), (2), (3), (4) 

A/I-MWF/11 Lot No. 278 s.A in D.D.4 MW, Luk Tei 
Tong Village 

14.1.2005 (1), (3), (4), (5) 

A/I-MWF/13 Lot No. 554 in D.D.3 MW, Ma Po Tsuen  1.9.2006 (1), (3), (4), (5) 
 
Rejection reasons: 
 
(1) not in line with the planning intention of the “REC” zone; 
(2) development scale and intensity exceed that for residential development in “REC” zone; 
(3) sufficient land for Small House development in “V” zone; 
(4) undesirable precedent for similar applications within the “REC” zone; and 
(5) not comply with the “Interim Criteria for Consideration of Application for New Territories 

Exempted House/Small House in New Territories. 
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Detailed Comments from Relevant Government Departments 
 
 

1. Land Administration 
 

Comments of District Lands Officer/Islands, Lands Department (DLO/Is, LandsD): 
 
(a) no in-principle objection to the application; 

 
(b) the Lot is demised for agricultural use under Block Government Lease;  
 
(c) the Lot is within the village environs (‘VE’) of Luk Tei Tong Village of Mui Wo 

Heung;  
 
(d) the 10-year forecast of Small House demand of Luk Tei Tong Village is 78 for the 

period from 18.8.2016 to 17.8.2026.  Please note that the figure of 10-year forecast of 
Small House demand is estimated and provided by the Indigenous Inhabitant 
Representative (IIR) of Luk Tei Tong Village and the information so obtained has not 
been in any way verified by his office; 

 
(e) the number of outstanding Small House applications for sites within the “V” zone and 

straddling / outside “V” zone is 14 as at 5.1.2022; 
 

(f) by making a statutory declaration, the Vice-chairman of Mui Wo Rural Committee has 
certified that the registered owner of the Lot, TSANG Mark Stephen who submitted a 
Small House application to his office in 2013, is an indigenous villager of Luk Tei Tong 
Village; and 

 
(g) if and after planning approval has been given by the Town Planning Board (the Board), 

his office will continue to process the Small House application in accordance with the 
established procedures.  There is no guarantee that the Small House application would 
be approved.  If the Small House application is approved by the LandsD acting in the 
capacity as landlord at its sole discretion, the approval will be subject to such terms and 
conditions as may be imposed by LandsD.   

 
 
2. Traffic 
 

Comments of Commissioner for Transport (C for T): 
 
(a) in examining s.16 application, traffic impact of the proposed development on existing 

and committed transport infrastructures should be carefully assessed.  While the 
traffic impact caused by small-scale individual private developments might appear 
tolerable, the application may set an undesirable precedence for similar applications in 
the future.  The cumulative traffic impact of such developments may overload the 
existing/planned transport infrastructures in the area;  

 
(b) regarding parking provision of the proposed development, according to the Hong Kong 

Planning Standards and Guidelines, up to 1 car parking space for each standard NTEH 



- 2 - 
 

should be provided and the provision shall generally be in communal parking area(s) 
within the village environs.  The subject development is connected to Ngan Shu 
Street via a village access.  The proposal does not include a parking space for the 
NTEH.  On 27.1.2022, the applicant advised TD via email that surplus parking spaces 
are available in Ngan Shu Street and Ngan Shek Street public car park.  However, 
according to TD’s observation, the problem of illegal parking is serious along Ngan 
Shu Street and Ngan Shek Street and the utilization of the existing non-metered 
parking spaces in the vicinity is high.  As the above-mentioned roads are always 
parked with cars illegally, there is a general presumption that there is no surplus 
parking space in the Luk Tei Tong Village / Mui Wo Town Centre causing spillage of 
the cars into the vicinity such as Ngan Shu Street and Ngan Shek Street, which may in 
turn cause illegal parking and hence adverse traffic impact; and 

 
(c) notwithstanding the above, as the application is the subject of a previously approved 

application No. A/I-MFW/22, she has no comment on the application. 
 
 
3. Environment and Sewerage 
 

3.1 Comments of Chief Engineer/Consultants Management, Drainage Services 
Department (CE/CM, DSD): 

 
sewage connection for the proposed development is not available under Contract No. 
DC/2021/09 – “Outlying Islands Sewerage Stage 2 – Village Sewerage at Luk Tei Tong 
and Ma Po Tsuen, Mui Wo” and hence the proposed development has no direct 
interface with the Contract. 

 
3.2 Comments of Director of Environmental (DEP): 
 

(a) in view of the small scale of the proposed development, the application alone is 
unlikely to cause major pollution; and  

 
(b) it is noted that septic tank and soakaway system are proposed for treatment of 

sewage from the proposed house.  Septic tank and soakaway system are 
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 5/93 “Drainage Plans subject to Comment 
by the Environmental Protection Department” and are duly certified by an 
Authorised Person. 

 

 
4. Drainage 
 

Comments of Chief Engineer/Hong Kong & Islands, Drainage Services Department 
(CE/HK&Is, DSD): 
 
(a) there is no public stormwater drainage system in the vicinity of the Site for connection 

at the moment.  The applicants should ensure the development would not impose 
flooding risk to the nearby region; and 

 
(b) an approval condition requiring the applicants to submit and implement the stormwater 
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drainage proposal should be imposed if approval is granted.  
 
 
5. Water Supply 
 

Comments of the Chief Engineer/Construction, Water Supplies Department (CE/C, WSD): 
 
(a) no in-principle objection to the application; and  
 
(b) the Site falls within the consultation zone of Silver Mine Water Treatment Works, 

which is a Potentially Hazardous Installation.   
 
 
6. Fire Safety 
 

Comments of Director of Fire Services (D of FS): 
 
(a) no in-principle objection to the application; and  
 
(b) the applicants are 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. 

 
 
7. Agriculture/ Nature Conservation 
 

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

the Site falls within a fenced off garden area covered with grasses.  There is no comment on 
the application from nature conservation point of view.  

 
 
8. Urban Design and Landscape Aspects 
 

Comments of Chief Town Planner/Urban Design and Landscape, Planning Department 
(CTP/UD&L, PlanD): 
 
(a) the Site (about 124m2) falls within an area zoned “Recreation” (“REC”) on the 

approved Mui Wo Fringe Outline Zoning Plan No. S/I-MWF/10. The applicants seek 
planning permission for the proposed house (NTEH-Small House). The last 
application no. A/I-MWF/22-1, which involves a slightly larger site area (about 145m2) 
for the same use by the same applicants, was approved by the Director of Planning 
under the delegated authority of the Board on 19.1.2018 valid until 7.2.2022 and there 
was no in-principle objection to the application from landscape planning perspective. 
There are 2 approved similar planning applications nos. A/I-MWF/24 and 25 observed 
in proximity to the subject site within the same “REC” zone; and 

 
(b) according to the aerial photo of 2021, the Site is a vacant lawn adjacent to some Small 

Houses mainly to the west. The existing rural inland plain landscape character 
surrounding the site and the landscape resources within the site remain largely the 
same with that of the previous application.  The proposed landscape layout and 
building footprint is primarily the same with the accepted landscape proposal under 
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the last application no. A/I-MWF/22 stamped on 24.6.2015 and the proposed 
development is not in conflict with any trees or material landscape resources.  
Significant adverse landscape impact arising from the proposed development is not 
anticipated and there is no objection to the application from landscape planning 
perspective.  

 
 
9. Planning Enforcement 
 

Comments of Chief Town Planner/Central Enforcement and Prosecution, Planning 
Department (CTP/CEP, PlanD): 
 
the Site is currently not subject to any active enforcement action.  Should there be sufficient 
evidence to form an opinion of unauthorized development under the Town Planning Ordinance 
at the Site, enforcement action would be instigated as appropriate.   

 

 
10. Local Views 
 

Comments of District Officer/Islands, Home Affairs Department (Do/Is, HAD): 
 
the Site does not fall within any proposed works area limits of HAD’s project, there is no 
specific comment on the application from the local works angle.  

 
 
11. Demand and Supply of Small House 
 

According to DLO/Is, LandsD’s record, the total number of outstanding Small House 
applications for Luk Tei Tong Village is 14 while the 10-year Small House demand forecast 
is 78.  Based on the latest estimate by the Planning Department, about 1.9ha (or equivalent 
to about 76 Small House sites) of land are available within the “V” zone of Luk Tei Tong 
Village.  Therefore, the land available cannot fully meet the future demand of 92 Small 
Houses (or equivalent to about 2.3ha of land). 
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Recommended Advisory Clauses 
 
 
(a) to note the comments of the District Lands Officer/Islands, Lands Department (LandsD) that if 

and after planning approval has been given by the Town Planning Board (the Board), his office 
will continue to process the Small House application in accordance with the established 
procedures.  There is no guarantee that the Small House application would be approved.  If 
the Small House application is approved by the LandsD acting in the capacity as landlord at its 
sole discretion, the approval will be subject to such terms and conditions as may be imposed by 
LandsD; 

 
(b) to note the comments of Director of Fire Services that the applicants should observe the ‘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; and 
 

(c) to note the comments of 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 5/93 “Drainage Plans subject to Comment by the Environmental 
Protection Department” and are duly certified by an Authorised Person. 

 


