
                                         Appendix I of RNTPC
Paper No. A/TP/690













Form No. S16-I S16-I

7

(iv) For Type (iv) application (iv)

(a) Please specify the proposed minor relaxation of stated development restriction(s) and also fill in the

proposed use/development and development particulars in part (v) below –

(v) /  –

Plot ratio restriction

Gross floor area restriction

Site coverage restriction

Building height restriction

Non-building area restriction

Others (please specify)

From   ………………… to   …………………

From  …………sq. m  to  …………sq. m

From  ………………%  to  ………………… %

From  ………………m  to  ………………… m

From  ……………… mPD  ( ) to

………………mPD  ( )

From  ……………… storeys  to  ……………… storeys

From   ………………m  to  ………………… m

(v) For Type (v) application (v)

(a) Proposed

use(s)/development

/

(Please illustrate the details of the proposal on a layout plan )

(b) Development Schedule

Proposed gross floor area (GFA)

Proposed plot ratio

Proposed site coverage

Proposed no. of blocks

Proposed no. of storeys of each block

Proposed building height of each block

…………………… sq.m About

…………………… About

…………………… % About

………………………

……………………… storeys

 include     storeys of basements

 exclude     storeys of basements

…………… mPD ( ) About

……………………… m About

Part 6 (Cont’d) 6  ( )

195.09
P

3

100

1

P

P

3

N/A

N/A

102.48

8.23

P

P

31.5P

Minor relaxation of plot ratio restriction (from 1.5 to 3)  

for Redevelopment of New Territories Exempted House 

N/A

N/A

N/AN/A

N/A

N/A

N/A

N/A

N/A N/A

N/A N/A

N/A
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9. Impacts of Development Proposal

If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give

justifications/reasons for not providing such measures.

/

Does the development

proposal involve

alteration of existing

building?

?

Yes

No

Please provide details

………………………………………………………………………………

………………………………………………………………………………

………………………………………………………………………………

………………………………………………………………………………

………………………………………………………………………………

Does the development

proposal involve the

operation on the

right?

?

(Note: where Type (ii)

application is the

subject of application,

please skip this

section.

:

(ii)

)

Yes

No

 (Please indicate on site plan the boundary of concerned land/pond(s), and particulars of stream diversion,

the extent of filling of land/pond(s) and/or excavation of land)

( /

)

Diversion of stream

Filling of pond

Area of filling ……………… sq.m About

Depth of filling …………………… m About

Filling of land

Area of filling  ……………… sq.m About

Depth of filling  …………………… m About

Excavation of land

Area of excavation …………… sq.m About

Depth of excavation  …………………m About

Would the

development

proposal cause any

adverse impacts?

On environment

On traffic

On water supply

On drainage

On slopes

Affected by slopes

Landscape Impact

Tree Felling

Visual Impact

Others (Please Specify)  ( )

_________________________________

_________________________________

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

Yes

No

No

No

No

No

No

No

No

No

No

Please state measure(s) to minimise the impact(s).  For tree felling, please state the number,

diameter at breast height and species of the affected trees (if possible)

( )

………………………………………………………………………………………………

………………………………………………………………………………………………

………………………………………………………………………………………………

………………………………………………………………………………………………

………………………………………………………………………………………………

Part 9 9

P

P

P

65.03

1.42

P

P

P 

P 

P 

P 

P 

P 

P 

P 

P 

P

N/A

N/A

N/A

N/A
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Gist of Application

(Please provide details in both English and Chinese as far as possible.  This part will be circulated to relevant

consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and

available at the Planning Enquiry Counters of the Planning Department for general information. )

(

)

Application No. (For Official Use Only) ( )

Location/address

Site area sq. m  About

(includes Government land of sq. m  About )

Plan

Zoning

Applied use/

development

/

(i) Gross floor area
and/or plot ratio

sq.m Plot Ratio

Domestic  About

 Not more than

About

Not more than

Non-domestic  About

 Not more than

About

Not more than

(ii) No. of block Domestic

Non-domestic

Composite

For Form No. S.16-I S.16-I

Lot No. 454 in D.D. 34, Tai Po, New Territories 

新界大埔丈量約份第34約地段第454號

65.03 P

Approved Tai Po Outline Zoning Plan No. S/TP/30 

大埔分區計劃大綱核准圖 編號 S/TP/30

Residential (Group C) 8 

「住宅(丙類) 8」

N/A

Minor relaxation of plot ratio restriction (from 1.5 to 3) 

for Redevelopment of New Territories Exempted House 

略為放寬地積比率限制(由1.5 倍至3倍)以作新界豁免管制屋宇的重建

195.09
P

3
P

1

N/A N/A

N/A

N/A











S.16 application for Minor Relaxation of Plot Ratio Restriction (from 1.5 to 3) 

for Redevelopment of New Territories Exempted House (NTEH) on  

Lot No.454 in DD34, Kon Hang, Tai Po, New Territories 

 

Executive Summary 

This application is submitted on behalf of the owner of Lot No.454 in DD34, Tai Po, New 

Territories (the “Site”), for a minor relaxation application for plot ratio (from 1.5 to 3) under 

Section 16 of the Town Planning Ordinance for the proposed redevelopment of an existing 

New Territories Exempted House (“NTEH”).  The Site is currently a 47-year- old 2.5-

storey NTEH, and the owner would like to redevelop the building into a 3-storey NTEH 

with a building height of 8.23m.  The Site is currently zoned as “Residential (Group C) 8” 

on the approved Tai Po Outline Zoning Plan No. S/TP/30 on 8 July 2022 (the “OZP”).   

 

The comparison of the existing house and proposed redevelopment is shown as follows: 

 Existing House Proposed 

Redevelopment 

Restriction 

under OZP 

User  NTEH NTEH Always permitted 

No. of Storey 2.5 3 No restriction 

Plot Ratio 2.5 3 1.5 or existing 

plot ratio (minor 

relaxation 

required) 

Building 

Height 

7.62m 

(about 103.29 mPD, 

95.67 mPD plus 

7.62m) 

8.23m 

(about 102.48 mPD, 

94.25 mPD plus 

8.23m) 

120 mPD (would 

not exceed) 

 

The proposed (re)development is compatible with the immediate and surrounding context 

in terms of the scale and character of the area, and it will blend in with the natural 

environment as it is surrounded by a green natural setting.   

 

The proposed (re)development would not have any adverse impacts on environment, traffic, 

water supply, drainage & sewerage, and slopes.  It would not have any landscape and 

visual impact to the surrounding environment and it would not involve any tree felling.     

 

We hope that the Board would consider the application favourably. 
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第 16條規劃許可申請 

略為放寬地積比率限制(由 1.5倍至 3倍)以作新界豁免管制屋宇的重建 

 

行政摘要 

本申請為代表新界大埔丈量約份第 34約地段第 454號業主遞交，根據《城市規劃條例》

第 16 條，就擬議重建現有新界豁免管制房屋提出略為放寬地積比率限制（由 1.5 倍至

3倍）的申請。申請地點現為一棟 47年樓齡的 2層半新界豁免管制屋宇，業主計劃將其

重建為一棟 3 層高(8.23 米)的新界豁免管制屋宇。 根據於 2022 年 7 月 8 日獲批准的

《大埔分區計劃大綱核准圖編號 S/TP/30》（「核准圖」），該用地目前劃為「住宅（丙類）

8」地帶。 

 

現有房屋與擬重建房屋的比較如下： 

 現有房屋 擬重建房屋 分區計劃大綱核准

圖上的限制 

用途 新界豁免管制房屋 新界豁免管制房屋 經常准許用途 

層數 2層半 3層 沒有限制 

地積比率 2.5 3 1.5或現有地積比

率(需要申請略為

放寬) 

建築高度 7.62米 

(約主水平基準上

103.29米，主水平基

準上 95.67米加 

7.62米) 

8.23米 

(約主水平基準上

102.48米，主水平

基準上 94.25米加 

8.23米) 

主水平基準上 120

米(不會超過) 

 

擬議重建保留了鄉村屋宇的規模和特色，與周圍環境相兼容，並與周圍的翠綠自然環境

配合得宜。  

 

擬議重建不會對環境、交通、供水、排水及排污處理、斜坡等產生不良影響，亦不會對

周圍環境構成任何景觀和視覺影響，也不涉及砍伐樹木。 

 

我們希望城規會能積極考慮准許是項申請。 



S.16 application for Minor Relaxation of Plot Ratio (from 1.5 to 3) for Redevelopment of 

New Territories Exempted House (NTEH) on Lot No.454 in DD34, Kon Hang, Tai Po, 

New Territories 

 

Planning Statement  

 

1. Introduction and Background 

This application is submitted on behalf of the owner of Lot No.454 in DD34, Tai Po, New 

Territories (the “Site”).  The Site is currently a 47-year-old 2.5-storey New Territories 

Exempted House (“NTEH”), and the owner would like to redevelop the building into a 3-

storey NTEH (building height of 8.23m).  The Site is currently zoned as “Residential 

(Group C) 8” on the approved Tai Po Outline Zoning Plan No. S/TP/30 on 8 July 2022 

(the “OZP”).  As the proposed redevelopment would exceed the current plot ratio 

restriction under the OZP, minor relaxation application under Section 16 of the Town 

Planning Ordinance is required. 

 

2. Site Location and its Surrounding   

The Site is located in Kon Hang, Tai Po along Tai Po Road (Tai Po Kau) near Cheung 

Shue Tan Road and Cheung Shue Tan Village.  To its further south and southeast is the 

residential area of Pak Shek Kok and the campus of the Chinese University of Hong Kong 

respectively.  The Site is accessible via a footpath with walking stairs from Tai Po Road 

(Tai Po Kau section) which is a vehicular road served by public transport (KMB and Green 

Minibus) with stop.  The Site is situated in a greenery setting surrounded by hilly 

landscape with vegetation including trees and shrubs on slope nearby.  There are some 

low to medium-rise residential developments in the vicinity.  There are some construction 

works with building materials in the open area adjacent to the Site.  Location Plan and 

Photos of the Site are attached in Appendices 1 and 2 respectively. 

 

3. Planning Context 

The Site is currently zoned as “Residential (Group C) 8” on the approved Tai Po Outline 

Zoning Plan No. S/TP/30 on 8 July 2022 with a maximum plot ratio of 1.5 or the plot 

ratio/GFA, site coverage and height of the existing building (whichever is the greater)  and 

120 metres above Principal Datum (mPD) as stipulated on the plan.  The “R(C)” zone is 

intended primarily for low-rise low-density residential developments, “House” use 

including NTEH is under Column 1 use and is always permitted.  Minor relaxation of the 

plot ratio/ GFA and building height restrictions may be permitted by the Town Planning 

Board under s.16 of the Town Planning Ordinance.  The covering notes also stipulated 

that “existing building” means a building, including a structure, which is physically 

existing and is in compliance with any relevant legislation and the conditions of the 

Government lease concerned.   



 

4. The Rebuilding / Redevelopment Proposal  

The area of the Site is about 65.03sq.m. The existing NTEH has a built-over area of 

65.03sq.m (i.e. plot ratio is 2.5) and a building height of 2.5 storeys (7.62m).  There will 

be no change in the built-over area.   

The redevelopment of a 3-storey NTEH (building height of 8.23m) in the subject Site will 

exceed the PR restriction of “R(C)8” or that of the existing building, though the proposed 

rebuilding will have an ordinary built-over area of about 65.03 sq.m. and a Gross Floor 

Area of about 195.09 sq.m.  A s.16 planning application thus is required. 

The development proposal does not involve any Government land.  There is only one 

house (NTEH) for domestic use in this proposal with 100% site coverage.  There is no car 

parking space nor loading/unloading bay for this proposed development.  

The General Building Plans of Tai Po Town Lot (TPTL) no. 241 adjoining and 

surrounding the subject Site, had been approved by Building Authority on 6 June 2022 

with a range of 3 to 4 storeys (for houses), 8 to 9 storeys (for towers), and building heights 

from 11.5 to 15 metres (main roof level from 102.95mPD to 106.45mPD) (for houses) 

and from 33.5 to 38.875 metres (main roof level at 120mPD) (for towers) .  The owner is 

going to demolish and rebuild the NTEH into 3 storeys (8.23m) in the Site with maximum 

building height at about 102.48mPD (i.e. 94.25mPD plus 8.23m).  The proposed NTEH 

is within the 120mPD stipulated on the OZP.    Please see attached Appendices 3 and 4 

for the Dimension Plan and Block Plan with Section respectively.  Upon redevelopment, 

the owner of TPTL 241 will provide free right of way to the Site and connection of the 

Site to the estate’s sewerage system.             

The comparsion of the existing house and proposed redevelopment is shown as follows: 

 Existing House Proposed 

Redevelopment 

Restriction 

under OZP 

User  NTEH NTEH Always permitted 

No. of Storey 2.5 3 No restriction 

Plot Ratio 2.5 3 1.5 or existing 

plot ratio (minor 

relaxation 

required) 

Building Height 7.62m 

(about 103.29 mPD, 

95.67 mPD  plus 

7.62m) 

8.23m 

(about 102.48 mPD, 

94.25 mPD  plus 

8.23m) 

120 mPD (would 

not exceed) 

  



5. Planning Justifications       

The proposed (re)development is compatible with the immediate and surrounding context 

in terms of the scale and character of the area.  The proposed 3-storey NTEH (building 

height at 102.48mPD) is lower than the newly approved adjoining housing estate (ranged 

from 102.95mPD to 106.45mPD for houses and 120mPD for towers) and in building 

height (8.23m in 3-storey compared to 11.5 to 15m in 3 to 4-storey houses and 33.5 to 

38.875mPD towers).  The building footprint/bulk is also of smaller scale compared to the 

approved estate.  The proposed development also blend in with the natural environment 

as it is surrounded by a green natural setting. 

The proposed (re)development would not have any adverse impacts on environment, 

traffic, water supply, drainage & sewerage, and slopes.  It would not have any landscape 

and visual impact to the surrounding environment and it would not involve any tree felling.     

 

6. Summary  

The applicant seeks planning approval to redevelop the existing 2.5-storey building into a 

3-storey NTEH (8.23m) with the same building footprint. The TPB is invited to consider 

this application for a minor relaxation of plot ratio restriction of the “R(C)8” zone.    

 

 

 

Prudential Surveyors International Limited 

August 2023 
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Section 16 Planning Application No. A/TP/690 

Proposed Minor Relaxation of Plot Ratio Restriction for Permitted House Redevelopment (New Territories 

Exempted House) at Lot 454 in D.D. 34, Kon Hang, Tai Po, New Territories (“Application Site”) 

 

PlanD’s comment 

Received on 27.9.2023 

Responses 

Dated 3.10.2023 

(1)  It is noted that the proposed redevelopment will 

involve excavation of land (about 65.03m2 of 

about 1.42m in depth). Please provide more 

information on the reason. 

 

The purpose of the excavation is to match up the 

same site formation level of the Application Site 

and the adjoining TPTL 241 (under construction) 

with reference to 94.25mPD. 

 

(2)  Please clarify whether the owner of TPTL 241 

will enable connection of the proposed NTEH to 

the residential development’s sewerage system 

(on TPTL 241). 

 

The Applicant (owner of D.D. 34 Lot 454) has 

liaised and confirmed with the owner of 

TPTL241 to enable connection of the proposed 

NTEH to the residential development’s sewerage 

system (on TPTL 241).    

 

Please see the attachment. 

 

PlanD’s comment 

Received on 5.10.2023 

Responses 

Dated 5.10.2023 

(3)  Please also advise the GFA for existing house. 

 

The existing GFA is 162.58 square metres. 

EPD’s comment 

Received on 27.9.2023 

Responses 

Dated 3.10.2023 

(a)  The applicant should ensure the sewerage system 

of the residential development on the adjoining 

TPTL 241 has sufficient capacity to cater for the 

sewage to be generated from the proposed 

NTEH. 

 

Noted.  The Applicant (owner of D.D. 34 Lot 

454) has liaised and ensured with the owner of 

TPTL241 that it would have sufficient capacity 

to cater for the sewage generated from the 

proposed NTEH to discharge through the newly 

constructed sewerage system of TPTL241.    
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Previous s.16 Applications at the Site

Approved Application

Application No. Proposed Use Date of
Consideration

Approval
Conditions

A/TP/95 Residential 5.2.1993 (1)

Approval Condition

(1) The permission shall cease to have effect on 5.2.1995 unless prior to the said date either the
development hereby permitted is commenced or this permission is renewed.

Rejected Application

Application No. Proposed Development Date of
Consideration

Rejection
Reasons

A/TP/483 Proposed 2 Houses 28.1.2011 R1 – R4

Rejection Reasons

R1. The proposed development was not in line with the planning intention of the “Green Belt”
(“GB”) zone which 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 in "GB"
zone and no strong planning justifications had been provided in the submission for a
departure from this planning intention.

R2. The proposed development did not comply with the Town Planning Board Guidelines
No.10 in that the proposed development intensity would far exceed that of the existing
development.

R3. There was insufficient information in the submission to demonstrate that the proposed
development would not have adverse visual and landscape impacts on the surrounding
areas.

R4. The approval of the application would set an undesirable precedent for other similar
development proposals in the "GB" zone. The cumulative effect of approving such
proposals would result in a general degradation of the environment in the area.
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Advisory Clauses

(a) to note the comments of the District Lands Officer/Tai Po, Lands Department
(DLO/TP, LandsD) that:

(i) should the planning application be approved, the applicant should apply to
LandsD for lease modification in order to permit the redevelopment of the lot
into 3-storey 8.23m height NTEH with projections, balconies and canopies over
and above +95.4mHKPD within Yellow Area of Tai Po Town Lot No. 241;

(ii) application for the lease modification/ rebuilding application will be considered
by LandsD acting in the capacity of the landlord or lessor at its sole discretion
and there is no guarantee that such application(s) will be approved. There is no
guarantee that the applications would be approved. If such application(s) is
approved, it will be subject to such terms and conditions, including among
others the payment of premium and fee, as may be imposed by LandsD;

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

(i) the cost and work of stormwater and sewerage connection as well as future
maintenance responsibility shall be borne by the applicant;

(ii) stormwater drainage proposal demonstrating stormwater drainage collection and
disposal facilities of adequate flow capacity already exist/ to be provided can
deal with surface runoff within the development site (the Site) or flow from
adjacent areas including overland flow.  The applicant shall effect the necessary
modification/ upgrading work of downstream drainage system;

(iii) provision of written consent(s) from relevant lot owners(s) and/or LandsD’s
permission for laying new drains/ channels and/ or modifying/ upgrading
existing ones outside the Site or on government land (where required);

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

(i) the applicant should ensure that the sewerage system of the residential
development at the adjoining TPTL 241 has sufficient capacity to cater for the
sewage to be generated from the proposed development;

(ii) DSD’s advice on the technical feasibility for the sewer connection shall be
considered; and

(d) to note the comments of the Director of Fire Services (D of FS) that the applicant
should 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.


