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Application Site: Lots 83 S.C RP and 470 S.D in D.D. 21, San Uk Ka,  Tai  Po, N.T. 

 

Justifications 

(i) Background Information: 

The Application is with the same proposal of planning application No. A/TP/662 for 

proposed  house  (New  Territories  Exempted  House)  development,  which  was 

approved  by  the  Rural  and  New  Town  Planning  Committee  on  22.5.2020  with 

approval conditions and validity till 22.5.2024. Despite the planning permission was 

granted, District lands Office/Tai Po of lands Department could not issue the formal 

basic  terms offer  to  the applicant before  the expiry date due  to objections were 

received upon posting notice. The application was  then  required  to go  through a 

three‐tier  mechanism  adopted  since  1.9.2017  by  lands  Department  for  proper 

handling  of  the  Small House  applications  and  the  objections  to  the  applications. 

While the posting notice  is the final stage to reach the approval of the application 

and  it  was  unexpectedly  objections  received,  the  applicant  could  not  submit 

application  S.16A  for  extension  of  time  for  commencement  of  development  in 

accordance with  the  Town Planning Board Guideline No.  350 under  s.16A of  the 

Town Planning Ordinance (Cap.131) due to  lapse of planning permission expiry on 

22.5.2024. 

 

(ii) Justifications: 

Apart  from  the  background  information  given  above,  the  justifications  for 

substantiate the application are as follows: 

a) The applicant is an indigenous villager of a recognized village of Tai Po District of 

who  is eligible to apply  for a Small House grant under the current Small House 

policy, and was also the applicant of the same application site under Application 

No. A/TP/662 previously approved with conditions by RNTPC on 22.5.2020; 

b) There  hasn't  been  any  material  change  in  planning  circumstances  since  the 

original  permission  was  granted  on  22.5.2020  in  terms  of  the  planning 

policy/land‐use zoning of the application site; 
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TPB PG-NO. 10 

TOWN PLANNING BOARD GUIDELINES FOR 
APPLICATION FOR DEVELOPMENT WITHIN GREEN BELT ZONE 

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE 

(Important Note : 

The guidelines are intended for general reference only. The decision to approve or reject an application rests entirely with the Town 
Planning Board and will be based on individual merits and other specific considerations of each case. 

Any enquiry on this pamphlet should be directed to the Planning Information and Technical Administration Unit of the Planning 
Department, 17th Floor, North Point Government Offices, 333 Java Road, Hong Kong - Tel. No. 2231 5000. 

These guidelines are liable to revision without prior notice. The Town Planning Board will only make reference to the guidelines current at 
the date on which it considers an application.) 

1. Introduction 

2. Main Planning Criteria 

1.1 The planning intention of the "Green Belt" ("GB") zone is primarily to promote the 
conservation of the natural environment and to safeguard it from encroachment by 
urban-type developments. 

1.2 The "GB" zone covers mainly slopes and hillsides, most of which is naturally 
vegetated. Some "GB" areas are also designated as Country Parks. Most of the land 
within the "GB" zone is Government land, although there are also small pockets of 
private land, generally near built-up areas. 

1.3 The main purposes of the "GB" zone include the following : 

a. to conserve existing landscape features, areas of scenic value and areas of 
recognised "fung shui" importance; 
 

b. to define the outer limits of urbanized districts and to serve as a buffer 
between and within urban areas; and 
 

c. to provide additional outlets for passive recreational uses. 

1.4 To preserve the character and nature of the "GB" zone, the only uses which will 
always be permitted by the Town Planning Board (the Board) are compatible uses 
which are essential and for public purpose such as waterworks, water catchment 
areas, nature reserves, agriculture, forestry and certain passive recreational uses. 
Other uses, including government/institution/community (G/IC), residential 
development and public utility installations will require planning permission from the 
Board and each proposal will be assessed on its individual merits. Applications for 
development will be considered by the Board according to the criteria set out below. 

a. There is a general presumption against development (other than redevelopment) in a 
"GB" zone. In general the Board will only be prepared to approve applications for 
development in the context of requests to rezone to an appropriate use. 

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. With the exception of New Territories Exempted Houses, a plot ratio up to 0.4 
for residential development may be permitted. 

c. Applications for New Territories Exempted Houses with satisfactory sewage disposal 
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Previous Applications covering the sites on the
 Tai Po Outline Zoning Plan

Approved Applications

Application No. Proposed Development
Date of

Consideration

A/TP/571* Proposed House (NTEH - Small House) 13.3.2015

A/TP/662# Proposed House (NTEH - Small House)
22.5.2020
(Review)

# Previous Case for A/TP/698
* Previous Case for A/TP/699
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Appendix V of RNTPC
Paper No. A/TP/698 & 699

Similar Applications
within “GB” zones in the vicinity of the Sites

Approved Applications

Application No. Proposed Development
Date of

Consideration

A/TP/278 Proposed Seven Houses (Small House) 21.9.2001

A/TP/282 Proposed Five Houses (Small Houses) 16.11.2001

A/TP/286 Proposed Six Houses (Small Houses) 8.2.2002

A/TP/287 Proposed Two Houses (Small Houses) 1.3.2002

A/TP/353
Proposed Two Houses

(New Territories Exempted House (NTEHs))
(Small House)

29.7.2005

A/TP/363 Proposed House (NTEH) 13.1.2006

A/TP/380 Proposed Three Houses (NTEHs) 20.10.2006

A/TP/464 Proposed House (NTEH - Small House) 23.12.2010

A/TP/465 Proposed House (NTEH - Small House) 23.12.2010

A/TP/466 Proposed House (NTEH - Small House) 23.12.2010

A/TP/467 Proposed House (NTEH - Small House) 23.12.2010

A/TP/468 Proposed House (NTEH - Small House) 23.12.2010

A/TP/469 Proposed House (NTEH - Small House) 23.12.2010

A/TP/470 Proposed House (NTEH - Small House) 23.12.2010

A/TP/471 Proposed House (NTEH - Small House) 23.12.2010

A/TP/472 Proposed House (NTEH - Small House) 23.12.2010

A/TP/473 Proposed House (NTEH - Small House) 23.12.2010

A/TP/474 Proposed House (NTEH - Small House) 23.12.2010

A/TP/475 Proposed House (NTEH - Small House) 23.12.2010
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A/TP/476 Proposed House (NTEH - Small House) 23.12.2010

A/TP/477 Proposed House (NTEH - Small House) 23.12.2010

A/TP/553 Proposed House (NTEH - Small House) 17.10.2014

A/TP/561 Proposed House (NTEH - Small House) 17.10.2014

A/TP/566 Proposed House (NTEH - Small House) 14.11.2014

A/TP/570 Proposed House (NTEH - Small House) 13.3.2015

A/TP/572 Proposed House (NTEH - Small House) 13.3.2015

A/TP/641 Proposed House (NTEH - Small House) 18.5.2018

A/TP/676 Proposed House (NTEH - Small House) 26.11.2021

Rejected Applications

Application No. Proposed Development
Date of

Consideration
Rejection
Reasons

A/TP/562 Proposed House (NTEH - Small House) 17.10.2014 R1-R3

A/TP/671 Proposed House (NTEH - Small House)
27.11.2020
(Review)

R1, R4-R6

Rejection Reasons

R1. The proposed development was not in line with the planning intention of the "Green
Belt" ("GB") zone.

R2. The application did not comply with the Town Planning Board Guidelines for
‘Application for Development within (“GB”) zone under section 16 of the Town
Planning Ordinance’ in that the proposed development would involve clearance of
existing natural vegetation affecting the existing natural landscape, and the applicant
failed to demonstrate that the proposed development would have no adverse landscape
impact on the surrounding areas and that the stability of the adjacent slope would not
be adversely affected.

R3. The application did not comply with the Interim Criteria for Assessing Planning
Applications for New Territories Exempted House (“NTEH”)/Small House
Development in the New Territories in that the proposed development would cause
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adverse landscape impact on the surrounding areas and be subject to adverse
geotechnical impact.

R4. Land was still available within the “Village Type Development” (“V”) zone of San UK
Ka, Cheung Uk Tei, Sheung Wun Yiu and Ha Wun Yiu which was primarily intended
for Small House development. It was considered more appropriate to concentrate the
proposed Small House development within the “V” zone for more orderly development
pattern, efficient use of land and provision of infrastructure and services.

R5. The proposed development did not comply with the Town Planning Board Guidelines
No. 10 for ‘Application for Development within “GB” zone under section 16 of the
Town Planning Ordinance’ in that the proposed development would involve clearance
of existing natural vegetation affecting the existing natural landscape in the area. The
applicant failed to demonstrate that the proposed development would have no adverse
landscape impact on the surrounding areas.

R6. The proposed development did not comply with the Interim Criteria for Consideration
of Application for NTEH/Small House in New Territories in that the proposed
development would have adverse landscape impact on the surrounding areas.
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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 applicants are the registered owner of the subject lots and Small House (SH)
applications submitted by the above-mentioned applicants for the subject sites are
still under processing.

(b) If and after planning applications have been approved by TPB, this office will
process the SH applications. However, there is no guarantee at this stage that the
SH applications would be approved.  If the SH applications are 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
no guarantee to the grant of a right of way to the SH concerned or approval of the
Emergency Vehicular Access (EVA) thereto.

(c) the number of outstanding SH applications and the number of 10-year SH demand
for the villages concerned are as follows:

Village
No. of outstanding

Small House applications
No. of 10-year

Small House demand*

San Uk Ka 5 0
Cheung Uk Tei 3 Not provided
Sheung Wun Yiu 15 300
Ha Wun Yiu 2 23

(*The figure of 10-year SH demand is estimated and provided by the Indigenous
Inhabitant Representative (IIR) of concerned villages (i.e. Kau Liu Ha, Hang Ha
Po and San Uk Pai) and the information so obtained is not verified by DLO/TP,
LandsD)

For SH under Application No. A/TP/698:
(d) The applicant, Mr. CHANG Kam Lun (張錦麟), is an indigenous villager of Sha

Lo Tung Cheung Uk of Tai Po Heung, as confirmed by the IIR of Sha Lo Tung
Cheung Uk. However, his eligibility for a SH grant has yet to be ascertained.

(e) The Site under application are lots held under Block Government Lease demised
for agricultural use which are not covered by any squatter control surveyed
structures, Modification of Tenancy or Building Licence; and not encroach on any
existing or planned EVA under application.

For SH under Application No. A/TP/699:
(f) The applicant, Mr. Pang Ka Hong (彭家康), is an indigenous villager of Tseng Tau

of Tai Po Heung, as confirmed by the IIR of Tseng Tau. However, his eligibility for
a SH grant has yet to be ascertained.

(g) The Site under application is lot held under Block Government Lease demised for
agricultural and building use which is not covered by any squatter control surveyed
structures or Modification of Tenancy; and not encroach on any existing or planned
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EVA under application. However, there is a Building Licence No. 103 granted on
the subject lot.

2. Traffic

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

(a) such type of development should be confined within the “Village Type
Development” (“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
two Small Houses that could be tolerated on traffic grounds.

3. Environment

 Comments of the Director of Environmental Protection (DEP):

- no in-principle objection to the applications provided that the applicants will
provide adequate sewer connection for disposal of sewage from the Small Houses
to the existing public sewer at their own costs and reserve adequate land for the
sewer connection works.  In case where public sewer connection is not feasible,
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
-Building (Standards of Sanitary Fitments, Plumbing, Drainage Works and
Latrines) Regulations” and are duly certified by an Authorized Person (AP)."

4. Landscape

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

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

(d)(b) the Sites are located in an area of settled valleys landscape character Settled
Valleys landscape character surrounded by village houses, woodland and
vegetated area. The proposed use is considered not incompatible with the
landscape character of its surroundings. Compared with the aerial photo of
2015, there is no significant change in the landscape character of surrounding
environment since the last approved application for the same use. Significant
impact on the landscape character arising from the proposed development is not
anticipated; and

(e)(c) according to site photos taken in September 2024, the Sites under Application
No. A/TP/698 and A/TP/699 are covered with self-seeded vegetation and hard

Replacement Page of
RNTPC Paper No. A/TP/698 and 699
For Consideration by the RNTPC on 25.10.2024
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paved with vehicles respectively. An existing tree is observed in vicinity to the
application site (No. A/TP/698 and may be in conflict with the proposed
development layout. According to the layout plans, landscape treatment such as
3 trees and shrubs planting are proposed within each of the application sites.
Significant adverse landscape impact on the existing landscape resources
arising from the proposed use is not anticipated.

5. Drainage

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

- no in-principle objection to the applications from public drainage viewpoint.

6. Fire Safety

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

- 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.

7. Water Supply

Comments of the Chief Engineer/Construction, Water Supplies Department (CE/C,
WSD):

- no objection to the applications.

8. Geology
Comments of the Head of the Geotechnical Engineering Office, Civil Engineering and
Development Department (H(GEO), CEDD):

(a) no in-principle objection to the applications subject to the following proposed
approval condition:- the submission of geotechnical planning review report for
Application No. A/TP/698 and revised geotechnical investigation report and
implementation of the necessary geotechnical works identified therein for
Application No. A/TP/699, to the satisfaction of GEO, CEDD; and

The submission of geotechnical planning review report for Application No.
A/TP/698 and revised geotechnical investigation report and implementation of
the necessary geotechnical works identified therein for Application No.
A/TP/699, to the satisfaction of the Geotechnical Engineering Office, Civil
Engineering and Development Department and of the Town Planning Board;
and

(b) suspected unauthorized site formation works at the surrounding area of Application
No. A/TP/699 were observed are not yet rectified and necessary
enforcement/prosecution/reinstatement actions should be completed to the
satisfaction of the relevant Government departments.

Replacement Page of
RNTPC Paper No. A/TP/698 and 699
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9. Agriculture

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

- the Site under Application No. A/TP/698 is covered with grass while another Site
under Application No. A/TP/699 is mostly formed. No strong view on both
applications.

10. Demand and Supply of Small House Sites

According to the DLO/TP, LandsD’s record, the total number of outstanding Small
House applications for San Uk Ka, Cheung Uk Tei, Sheung Wun Yiu and Ha Wun Yiu
villages are 25 while the 10-year Small House demand forecast for the same villages is
323.  Based on the latest estimate by the Planning Department, about 2.38 ha of land
(or equivalent to about 95 Small House sites) is available within the “V” zones of the
concerned villages. Therefore, the land available cannot fully meet the future demand
of 323 Small Houses (equivalent to about 8.7 ha of land).
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Recommended Advisory Clauses

(a) to note the comments of the District Lands Officer/Tai Po, Lands Department
(DLO/TP, LandsD) that should planning permission be approved by the Town
Planning Board (the Board), LandsD will continue to process the Small House
applications.  However, there is no guarantee at this stage that the Small House
application would be approved.  If the Small House applications are 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 no
guarantee to the grant of right of way to the Small House concerned or approval of
Emergency Vehicular Access (EVA) thereto;

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

(i) there is no existing DSD maintained public drain available for connection in the
area.  The applicants should have their own stormwater collection and discharge
system to cater for runoff generated within the Sites and overland flow from
surrounding of the Sites, e.g. surface channel of sufficient size along the
perimeter of the Site; sufficient openings 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 applicants should neither obstruct overland flow nor
adversely affect the existing natural streams, village drains, ditches and the
adjacent areas.  The applicants are required to maintain the drainage systems
properly and rectify/modify the systems if they are found to be inadequate or
ineffective during operation.  The applicants shall also be liable for and shall
indemnify claims and demands arising out of damage or nuisance caused by
failure of the systems;

(ii) DSD’s maintained public sewers exist in the vicinity but the feasibility of
sewerage connection is subject to the invert level of discharge connection pipe
leading from the proposed site. The applicants shall demonstrate the technical
feasibility of sewerage connection; and

(iii) the applicants shall resolve any conflict/disagreement with relevant lot owner(s)
and seek LandsD’s permission for laying new drains/channels and/or
modifying/upgrading existing ones in other private lots or on government land
(where required) outside the application site(s).

(c) to note the comments of the Chief Engineer/Construction, Water Supplies Department
(CE/C, WSD) that for provision of water supply to the development, the applicants
may need to extend their inside services to the nearest suitable government water
mains for connection.  The applicants shall resolve any land matter (such as private
lots) associated with the provision of water supply and shall be responsible for the
construction, operation and maintenance of the inside services within the private pots
to WSD’s standards;

(d) to note the comments of the Director of Fire Services (D of FS) that the proposed
houses would not encroach on any existing EVA. The applicants are reminded to
observe ‘New Territories Exempted Houses – A Guide to Fire Safety Requirements’
published by LandsD.  The applicants should also observe ‘New Territories Exempted
Houses – A Guide to Fire Safety Requirements’ published by the LandsD.  Detailed
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fire safety requirements would be formulated upon receipt of formal application via
LandsD;

(e) to note the comments of the Chief Town Planner/Urban Design and landscape,
Planning Department (CTP/UD&L, PlanD) that approval of the applications do not
imply approval of tree works such as pruning, transplanting and felling. The applicants
are reminded to seek approval for any proposed tree works from relevant departments
prior to commencement of the works; and

(f) to note the comments of the Head of the Geotechnical Engineering Office, Civil
Engineering and Development Department (H(GEO), CEDD) that the applicants
should submit geotechnical planning review report for Application No. A/TP/698
and revised geotechnical investigation report and implementation of the necessary
geotechnical works identified therein for Application No. A/TP/699, to his
satisfaction; and

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