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Urgent Return receipt Sign Encrypt Mark Subject Restricted Expand personal&public groups

To: akycheng@pland.gov.hk
Cc:
Bcc:
Subject: Re: Planning Application No. A/NE-TK/770
From: Wong Ronnie < > - Thursday 03/02/2023 06:31 AM

Dear Aileen,

Attached please find the photos of the carparks mentioned in the previous email:

Carpark near the entrance of Tai Mei Tuk Village:
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Carpark near Tai Mei Tuk bus stop:





For your reference, please.

Best regards,
Ronnie Wong

從我的iPhone傳送

Wong Ronnie < >於2023年2月28日 20:37寫道：

Dear Aileen,

Thank you for your email.  For the comment from Transport Department, as
there are two public carparks nearby, which located next to Tai Mei Tuk bus
stop and Lung Mei Beach.  Hence, no parking space is required for my

           application.

Regarding the comment from Geotechnical Engineering Office of the Civil
Engineering and Development Department, time is required to confirm if the
said criterion 1(i) of  "GEO Advice Note for Planning Applications under Town
Planning Ordinance (Cap. 131)" is met, and also the preparation of
Geotechnical Planning Review Report (GPRR) (if affirmative).

As such, I would like to apply for a  postpone of the meeting to two months for
my better preparation of the required document.

Should you have any queries, please contact
.  Thank you.

Best regards,
Wong Tin Lok (Ronnie)
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To: akycheng@pland.gov.hk
Cc: aphw2000@yahoo.com, bonniewong0101@msn.com
Bcc:
Subject: Re: Planning Application No. A/NE-TK/770
From: Wong Ronnie <tinxlok@gmail.com> - Wednesday 04/19/2023 10:11 PM

Dear Ms CHENG,

Regarding the comments from the Transport Department, I have attached two
photos below, which showed at least 3 empty parking lots in the carpark near the
entrance of Tai Mei Tuk Village at night (around 2100 hours on weekdays), which
provided sufficient parking space to accommodate the parking issue.   On the other
hand, I believe the illegal parking issue is due to the visitors who come to Tai Mei
Tuk Village during the weekend, which is not likely to bring a long term adverse
inference to the local parking issue.

Regarding the carpark near Tai Mei Tuk Bus Terminus, the carpark is actually
within 3-minute walking distance from the Tai Mei Tuk Village, which is definitely
a reasonable distance for the villagers of Tai Mei Tuk village to park their car
therein.  In fact, some of the locals parked their cars in that carpark, which provided
a large amount of parking space within a reasonable walking distance and solved
the parking demand nearby.  A photo is attached which showered plenty of empty
parking lots at night (around 2100 hours).
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Should you have any queries, please contact 92880352 / 68499782 / 65765822,
thank you.

Best regards,
Ronnie Wong
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To: akycheng@pland.gov.hk
Cc: bonniewong0101@msn.com, aphw2000@yahoo.com, Wong Ronnie <tinxlok@gmail.com>
Bcc:
Subject: Re: Fw: Planning Application No. A/NE-TK/770
From: Wong Ronnie <tinxlok@gmail.com> - Wednesday 04/19/2023 10:16 PM

1 attachment

GPRR - WONG Tin-lok.pdfGPRR - WONG Tin-lok.pdf

Dear Ms CHENG,

Attached please find a draft of GPRR of my application for your kindly advise,
please.

Should you have any queries, please do not hesitate to contact 65765822 /
68499782 / 92880352.

Thank you.

Best Regards
Ronnie Wong.
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Sub-division No. Maintenance Party
1 Lot768Q in DD28
2 Lot768R in DD28
3 Lot953 in DD28

-

-

- -

Sub-division No. Maintenance Party
1 Lot768Q in DD28
2 Lot768R in DD28

-

-

- -

Sub-division No. Maintenance Party
1 Lot585SB in DD28
2 Lot585SC in DD28
3 Lot585SG in DD28
4 Lot586SE in DD28
5 Lot586SC in DD28
6 Lot593RP in DD28
7 Lot593SC in DD28
8 Lot593SARP in DD28



9 Lands Department

-

-

- -

Sub-division No. Maintenance Party
1 Lot591 in DD28
2 Lot593SD in DD28
3 Lot593RP in DD28
4 Lot586SC in DD28
5 Lot586SA in DD28
6 Lands Department

-

3.

-

4.



-



Fig.5 Existing GI Layout Plan

5. Geotechnical Works

The schematic geotechnical works for the proposed development are discussed below:

5.1 Proposed Site Formation Work

To prevent any surcharge from the proposed building on the existing feature 3SE-D/C151, the
proposed NTEH will be situated on a site formation level of +15.98mPD, with a 1m thick
concrete footing at +13.00mPD. We anticipate that the proposed NTEH will not be impacted
by any potential failure of 3SE-D/C151 in a view of travel angle.

The detailed site formation proposal will be submitted to Buildings Department for approval.
The preliminary design for site formation works is given Appendix C.

6. Conclusion

A review of the site conditions and the geotechnical works likely to be carried out for the
proposed planning application has been carried out and the following conclusion can be made.
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To: akycheng@pland.gov.hk, 
Cc:
Bcc:
Subject: Re: Fw: Planning Application No. A/NE-TK/770
From: Wong Ronnie < > - Tuesday 05/30/2023 09:41 PM

Dear Ms CHENG,

This email serves as supplementary information regarding my application.  I have made certain
amendments in my application of the village house when comparing with my previous
application, including the exact location and the shape of the house.  The reason why I made
such amendment is to provide a reasonable space (i.e. more than 4-meter in width) for the
passage of pedestrian and vehicular traffic next to my proposed village house if necessary.  

In view of above, I have made a thorough consideration regarding my application to minimise
any possible adverse influence that might be caused.

Should you have any queries, please do not hesitate to contact 

Thank you.

Best Regards
Ronnie Wong.
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Relevant Revised Interim Criteria for Consideration of
Application for 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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Relevant Extracts 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)

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

(b) an application for new development in “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 NTEH 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 government,
institution and community facilities in the general area; and

(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; and

(h) any proposed development on a slope or hillside should not adversely affect slope stability.
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Previous Application

Approved Application

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

A/NE-TK/540 Proposed House
(NTEH – Small House) “GB” 27.2.2015
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Similar Applications in the Vicinity of the Site within the Same “GB” Zone
on the Ting Kok Outline Zoning Plan

Approved Applications

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

A/NE-TK/177 Proposed House
(NTEH – Small House) “GB” 15.10.2004

A/NE-TK/1791 Proposed Two Houses
(NTEHs – Small Houses) “GB” 17.12.2004

A/NE-TK/204 Proposed 37 Houses
(NTEHs – Small Houses) “GB” and “V” 7.4.2006

A/NE-TK/2941 Proposed House
(NTEH – Small House) “GB” 18.12.2009

A/NE-TK/419 Proposed House
(NTEH – Small House) “GB” 21.12.2012

A/NE-TK/4492 Proposed House
(NTEH – Small House) “GB” 19.7.2013

A/NE-TK/521 Proposed House
(NTEH – Small House) “V” and “GB” 17.10.2014

A/NE-TK/522 Proposed House
(NTEH – Small House) “V” and “GB” 17.10.2014

A/NE-TK/531 Proposed House
(NTEH – Small House) “GB” 16.1.2015

A/NE-TK/545 Proposed House
(NTEH – Small House) “GB” and “V” 17.4.2015

A/NE-TK/573 Proposed House
(NTEH – Small House) “GB” 19.2.2016

A/NE-TK/582 Proposed House
(NTEH – Small House) “GB” 29.7.2016

A/NE-TK/585 Proposed House
(NTEH – Small House) “GB” 14.9.2016

A/NE-TK/6542 Proposed House
(NTEH – Small House) “GB” 16.11.2018

1 Applications No. A/NE-TK/179 and 294 are covering the same site.
2 Applications No. A/NE-TK/449 and 654 are covering the same site.
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Application No. Use/Development Zoning(s) Date of
Consideration

A/NE-TK736 Proposed House
(NTEH – Small House) “GB” 10.12.2021

A/NE-TK/771 Proposed House
(NTEH – Small House) “GB” 5.5.2023

Rejected Applications

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

Rejection
Reasons

A/NE-TK/401 Proposed Two Houses
(NTEHs – Small Houses) “GB” 21.9.2012 R1 - R2

A/NE-TK/577 Proposed House
(NTEH – Small House) “GB” 2.9.2016

(on review) R1 - R4

A/NE-TK/622 Proposed House
(NTEH – Small House) “GB” 13.10.2017 R1 - R2

A/NE-TK/635 Proposed House
(NTEH – Small House) “GB” 16.3.2018 R1 - R2

A/NE-TK/663 Proposed House
(NTEH – Small House) “GB” 9.8.2019

(on review) R3 - R4

Rejection Reasons

R1.   The proposed development did not comply with the TPB Guidelines No. 10 for
‘Application for Development within “Green Belt” (“GB”) zone under section 16 of the
Town Planning Ordinance’ in that the proposed development would affect the existing
natural landscape and adversely affect slope stability in the area.

R2.   The proposed development did not comply with the Interim Criteria in that the proposed
development would cause adverse landscape and geotechnical impacts on the surrounding
areas.

R3.      The proposed development was not in line with the planning intention of the “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.

R4. Land was still available within the “Village Type Development” (“V”) zone 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.
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Detailed Comments from Relevant Government Departments

1. Land Administration

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

(a) the applicant, Mr. WONG Tin Lok, is an indigenous villager of Tai Mei Tuk Village
of Tai Po Heung,  as confirmed by the Indigenous Inhabitant Representative (IIR)
of Tai Mei Tuk Village. However, his eligibility of Small House grant has yet to be
ascertained;

(b) the Site is situated on unallocated government land and is not covered by any
Modification of Tenancy or Building Licence. Small House application submitted
by the applicant for the Site is still under processing; and

(c) advisory comments are at Appendix VIII.

2. Traffic

 Comments of the Commissioner for Transport (C for T):

(a) Small House development 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 “V” zone, if permitted, will set
an undesirable precedent case for similar applications in the future. The resulting
cumulative adverse traffic impacts could be substantial; and

(b) notwithstanding the above, the application only involves the development of one
Small House and there are parking spaces available at the carpark near the entrance
of Tai Mei Tuk Village at night time. Hence, the application can be tolerated on
traffic grounds.

3. Environment

 Comment of the Director of Environmental Protection (DEP):

- no in-principle objection to the application provided that the applicant will provide
adequate sewer connection for disposal of sewage from the Small House to the
existing public sewer at his own costs and reserve adequate land for the sewer
connection works.
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4. Drainage

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

- if the application is approved, an approval condition on submission and
implementation of drainage proposal for the Site is recommended to ensure that it
will not cause adverse drainage impact to the adjacent areas.

5. Fire Safety

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

(a) no in-principle objection to the application provided that the proposed Small House
would not encroach on any existing emergency vehicular access (EVA) or planned
EVA under application in accordance with LandsD’s record; and

(b) advisory comments are at Appendix VIII.

6. Nature Conservation

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

- the Site is largely covered with grasses. He has no strong view on the application
from nature conservation point of view.

7. Landscape

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

(a) no objection to the application from landscape planning perspective;

(b) the Site is situated in an area of rural coastal plains landscape character surrounded
by village houses, vacant lands and some existing trees/vegetation. The proposed
development is not incompatible with the surrounding environment; and

(c) the Site is vacant and there are no existing trees or significant landscape resources.
Significant adverse impact on landscape resources arising from the proposed
development is not anticipated.

8. Demand and Supply of Small House Sites

According to the DLO/TP, LandsD’s record, the total number of outstanding Small House
applications for Lung Mei and Tai Mei Tuk is 45 while the 10-year Small House demand
forecast for the same villages is 212. Based on the latest estimate by the Planning
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Department, about 1.64ha (or equivalent to about 65 Small House sites) of land are
available within the “V” zone of Lung Mei and Tai Mei Tuk. Therefore, the land available
cannot fully meet the future demand of 257 Small Houses (or equivalent to about 6.43ha
of land).



Appendix VII of RNTPC
Paper No. A/NE-TK/770A



















Appendix VIII of RNTPC
Paper No. A/NE-TK/770A

Recommended Advisory Clauses

(a) to note the comment of District Lands Officer/Tai Po, Lands Department (DLO/TP,
LandsD) that should the application be approved, his office 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. There is also no guarantee to the grant
of a right of way to the Small House concerned or approval of the emergency vehicular
access (EVA) thereto;

(b) to note the comment of the Commissioner for Transport (C for T) that the village access
connecting to Ting Kok Road is not under Transport Department’s management.  The land
status, management and maintenance responsibilities of the village access should be
clarified with the relevant lands and maintenance authorities accordingly in order to avoid
potential land disputes;

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

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

(i) there is no existing DSD maintained public drain available for connection in this area.
The proposed development should have its own stormwater collection and discharge
system to cater for the runoff generated within the Site and overland flow from the
surrounding of the Site, e.g. surface channel of sufficient size along the perimeter of the
Site; sufficient opening should be provided at the bottom of the boundary wall/fence to
allow surface runoff to pass through the Site if any boundary/wall/fence are to be
erected. Any existing flow path affected should be re-provided. The proposed
development should neither obstruct overland flow nor adversely affect existing natural
streams, village drains, ditches and the adjacent areas. The applicant should maintain
the drainage systems properly and rectify the systems if found to be inadequate or
ineffective during operation. The applicant should also be liable for and indemnify
claims and demands arising out of damage or nuisance caused by failure of the systems;
and

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

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