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APPLICATION FOR PERMISSION

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

Applicants

Site

Site Area

Land Status

Application

APPLICATION NO. A/YL-KTN/862

BR s d BBl 45 (bothare BIEEZLIHFIH ) represented by M&D

Planning and Surveyors Consultant Limited

Lot 672 S.B (Part) in D.D. 109, Kam Tin North, Yuen Long, New Territories

About 1,400.26 m?
Block Government Lease (demised for agricultural use)

Approved Kam Tin North Outline Zoning Plan (OZP) No. S/YL-KTN/9
“Agriculture” (*“AGR”)

Proposed Two Houses (New Territories Exempted Houses (NTEHs) — Small
Houses)

1. The Proposal

1.1

1.2

1.3

1.4

The applicants seek planning permission to build two NTEHs (Small Houses) on
the application site (the Site) for accommodation of their sons who claimed to be
indigenous villagers of Shui Tau Tsuen. The Site falls within an area zoned “AGR”
on the approved Kam Tin North OZP No. S/YL-KTN/9 (Plan A-1). According
to the Notes of the OZP, ‘House (NTEH only, other than rebuilding of NTEH or
replacement of existing domestic building by NTEH permitted under the covering
Notes)” use is a Column 2 use within the “AGR” zone, which requires planning
permission from the Town Planning Board (the Board).

Details of each of the two proposed Small Houses are as follows:

Total floor area ' . 195.09 m?
No. of storeys © 3
Building height : 8.23m
Roofed over area © 65.03 m?

Layout of the two proposed Small Houses including location of the septic tanks is
shown on Drawings A-1 and A-2. The uncovered area of the Site is proposed for
gardens of the proposed Small Houses.

In support of the application, the applicants have submitted the following



documents:
(a)  Application form with attachments received on (Appendix I)
10.10.2022

(b)  Further Information (FI) received on 5.12.2022 (Appendix 1)

Justifications from the Applicants

The justifications put forth by the applicants in support of the application are detailed in
the application form with attachments and FI at Appendices I and Ia. They are briefly
summarised as follows: :

(a) due to increase in population of Shui Tau Tsuen, there is insufficient land within the
“Village Type Development” (V) zone for Small House development;

(b) the proposed Small Houses are compatible with the surrounding rural land uses.
Similar applications for Small House development have been granted by the Rural
and New Town Planning Committee (the Committee) in the “AGR” zones in the past;
and

(c) the Site is swtable for Small House development as there is no major infrastructure
projects nor slopes in the vicinity. The proposed Small House development would not
induce adverse impacts nor nuisance to the nearby residents,

Compliance with the “Owner’s Consent/Notification” Requirements

The applicants are the sole “current land owners”. Detailed information would be
deposited at the meeting for Members’ inspection.

Assessment Criteria
The set of Interim Criteria for Consideration of Application for New Territories Exempted
House/Small House in New Territories (the Interim Criteria) was first promulgated on

24.11.2000 and has been revised several times subsequently. The latest set of Interim
Criteria, promulgated on 7.9.2007, is at Appendix XL

Previous Application

There is no previous application in respect of the Site.

" Similar Applications

6.1  There arenine similar applications for Small House developments within/straddling
over the same “V” zone and “AGR” zone in the vicinity of the Site on the Kam Tin
North OZP since the first promulgation of the Interim Criteria in November 2000,



6.2

6.3

6.4

3

Eight applications (No. A/YL-KTN/153, 177, 265, 284 to 286, 545 and 627) were
rejected by the Committee or the Board on review between February 2003 and
March 2019 mainly on the grounds that the proposed developments were not in line
with the planning intention of “AGR” zone and/or the Intennm Criteria in that the
sites fell outside or mostly outside the “V” zone and ‘village environs’ (‘“VE’); there
was 1o general shortage of land in the “V” zone for meeting the demand for Small
House development; approval of the applications would set undesirable precedents
for Small House development within the “AGR” zone; and there was no sufficient
information in the submissions to demonstrate that the proposed developments
would not generate adverse landscape and ecological impacts.

Application No. A/YL-KTN/380 was approved with conditions by the Committee
in May 2012 mainly on the reasons that the proposed development complied with
the Interim Criteria in that more than 50% of the footprint of the proposed
development fell within “V” zone and there was a general shortage of land within
“V” zone to meet the demand of Small House development; relevant developments
generally had no adverse comment on the application; and though DAFC did not
support the application, there was no active agricultural activities carried out on the
site.

Details of the similar applications are summarized in Appendix IIT and the
locations are shown on Plan A-1.

The Site and Its Surrounding Areas (Plans A-1 to A-3 and site photos on Plan A-4)

7.1

7.2

The Site 15!

(a) currently mainly used for cultivation purpose;
(b) located outside the “VE’ of Shui Tau Tsuen and Shui Mei Tsuen; and

(c)  accessible via local track connecting to Shui Tau Road.
The surrounding areas have the following characteristics:

(a) to the north, west and southwest are grassland, a barbecue site and some

. temporary structures / sheds forming part of a privately operated outdoor

recreation centre (part of the site with valid planning permission under
Application No. A/YL-KTN/830),

(b)  to the east and southeast is active farmland; and
(c)  tothe further west and southwest are village houses of Shui Tau Tsuen, Shui

Mei Tsuen, Pak Wai Tsuen and Kam Hing Wai within the “V” zone on the
OZP.



Planning Intention

The planning intention of the “AGR” zone is primarily to retain and safeguard good quality
agricultural land/farm/fish ponds for agricultural purposes. It is also intended to retain
fallow arable land with good potential for rehabilitation for cultivation and other
agricultural purposes.

Comments from Relevant Government Departments

9.1  The application has been assessed against the assessment criteria in Appendix II
"~ The assessment is summarised in the following table:

Criteria Yes | Neo Remarks
1. | Within “V” zone?

- The Site 100% { - The Site and the footprints of each of the two
proposed Small Houses fall entirely within the
“AGR” zone.

- Footprints of 100%

the two
proposed Small
Houses

2. | Within ‘VE’?

- The Site 100% | - The DLO/YL of LandsD advises that the Site and
the footprint of the two proposed Small Houses
fall entirely outside the ‘“VE’ of Shui Tau Tsuen
and Shui Mei Tsuen (Plan A-2a).

- Footprints of 100% :

the two
proposed Small
Houses
3. | Sufficient land in v Land required

“V” zone to meet - Land required to meet Small House demand in

Small House Shui Tau Tsuen, Shui Mei Tsuen and Kam Hing

demand Wai: about 6.375ha (equivalent to 255 Small

(outstanding Small House sites). The outstanding Small House

House application applications for Shui Tau Tsuen, Shui Mei Tsuen

plus 10-year Small and Kam Tin Wai are 119" while the 10-year

House demand)? Small House demand forecast is 1367 .

Including the Small House application at the Site received by DLO/YL of LandsD in 2022,
The figure was provided by thie Indigenous Inhabitant Representatives of the said villages and DLO/YL of LandsD is unable to
verify such information. DLO/YL of LandsD further advises that the figure of 10-year Small House demand forecast for Shui Tau

Tsuen has not been provided by the Indigenous Inhabitant Representative.



Criteria Yes | No Remarks
Sufficient land in v Land available

“¥Y” zone to meet - Land available to meet 10-year Small House
outstanding Small demand within the “V” zone of the wvillages
House application? concerned: about 8.025ha (equivalent to about

321 Small House sites) (Plan A-2b).
4, Compaﬁble with v - The Director of Agriculture, Fisheries and
' the planning Conservation (DAFC) does not support the
intention of “AGR” application from agricultural point of view as the
zone? Site is under active cultivation and agricultural
activities in the vicinity are active. The Site,
together with the farmland in the vicinity,
possesses potential for agricultural rehabilitation.

5. | Compatible with v - The surrounding areas are predominantly rural in
surrounding area/ character comprising village houses, a privately
development? operated outdoor recreation centre and active

farmland.

6. | Within Water v
Gathering Ground?

7. | Encroachment onto v
planned road
networks and
public works
boundaries?

8. | Need for provision v" | - The Director of Fire Services (D of FS) has no
of fire services objection in-principle to the application. The
installations and applicants should be reminded to observe ‘New
Emgrgency Territories Exempted Houses — A Guide to Fire
Vehicular Access Safety Requirements’ published by Lands
(EVA)? Department,

9. | Traffic impact? v - The Commissioner for Transport (C for T)

considers that the application could be tolerated.

10. | Drainage impact? v - The Chief Engineer/Mainland North, Drainage

Services Department (CE/MN of DSD) has no
objection in-principle from public drainage point
of view.

Approval condition- to request the applicants to
submit and implement a drainage proposal for the
Site should be included to ensure the proposed
Small House will not cause adverse drainage
impact to the adjacent area.




Criteria Yes | No Remarks

11. | Sewerage impact? v The Director of Environment Protection (DEP)
considers that in view of the small scale of the
proposed development, the application alone is
unlikely to cause major pollution.

12. | Landscape impact? | v The Chief Town Planner/ Urban Design and
Landscape, Planning Department (CTP/ UD&L
of PlanD) has some reservation from landscape
planning perspective as approval of the
application would alter the landscape character
and degrade the landscape quality of the “AGR”
zZone.

13. | Local objections v

conveyed by
DO(YL)?
14. | Others v

Detailed comments of Government departments
are at Appendix IV,

9.2  Comments from the following government departments have been incorporated in
paragraph 9.1 above.

(a) DLO/YL, LandsD;

(¢) CTP/UD&L, PlanD;

(v) DEP
(d) CforT;
(e) DofFS;

(f) CE/MN, DSD; and

() DAFC.

Other detailed comments are at Appendix IV.

9.3  The following government departments have no comment on / no objection to the

application:

(a) Chief Engineer/Construction, Water Supplies Department (CE/C, WSD);,
(b) Chief Building Surveyor/New Territories West, Buildings Department

(CBS/NTW, BD);

(c) District Officer (Yuen Long), Home Affairs Department (DO(YL), HAD);
(d) Commissioner of Police (C of P); and
(e) Project Manager/West, Civil Engineering and Development Department

(PM(W), CEDD).




10.

11

7

Public Comments Received During Statutory Publication Period

The application was published for public inspection. During the statutory public
inspection period, four public comments were received from Kadoorie Farm & Botanic
Garden Corporation, World Wide Fund for Nature Hong Kong and individuals. The
commenters object to the application mainly on the grounds that the proposed development
is not in line with the planning intention of the “AGR” zone; approval of the application
would set an undesirable precedent for similar applications; active and quality farmland
should be preserved; and the proposed development will bring about adverse traffic and
environmental impacts and fire safety nisk thus affecting the living quality and safety of
nearby villagers.

Planning Considerations and Assessments

11.1  The application is for two proposed Small Houses on the Site zoned “AGR” on the
OZP. The proposed development is not in line with the planning intention of “AGR”
zone which is primarly to retain and safeguard good quality agricultural
land/farm/fish ponds for agricultural purposes and to retain fallow arable land with
good potential for rehabilitation for cultivation and other agricultural purposes.
DAFC does not support the application from the agricultural point of view as the
Site 1s under active cultivation and possesses potential for agricultural rehabilitation
together with the active farmland in its vicinity. There 15 no strong planning
justification in the submission for a departure from the planning intention.

?

11.2 The Site, located to the east of the “V” zone of Shui Tau Tsuen and Shui Mei Tsuen
(Plan A-2a), is currently mainly used for cultivation purpose (Plan A-4). It is
situated in an area of rural landscape character comprising active farmland, vacant
land, ponds, scattered tree groups and viliage houses. The CTP/UD&L of PlanD
has some reservation on the application from the landscape planning perspective
and concems that approval of the application would alter the landscape character
and degrade the landscape quality of the “AGR” zone.

11.3  Regarding the Interim Criteria, the proposed development does not comply with the
Interim Criteria in that both the Site and the two proposed Small Houses footprints
fall entirely outside the ‘VE’ and “V” zone of Shui Tau Tsuen and Shui Mei Tsuen.
DLO/YL of LandsD states that these types of Small House applications would not
be considered under the Small House Policy even if planning approval is given.
Besides, according to DLO/YL of LandsD’s records, the total number of
outstanding Small House applications for Shui Tau Tsuen, Shui Mei Tsuen and
Kam Hing Wai is 119 while the 10-year Small House demand forecast for the
villages concemned is 136. Based on the latest estimation by PlanD, about 8.025
ha (or equivalent to about 321 Small House sites) of land is available within the “V”
zone of the concerned villages. There is no general shortage of land in meeting
the demand for Small House development in the concerned “V” zone.

11.4 The Site is not served by public sewer. The applicants propose to use septic tank
and soakaway system to treat the sewage generated by the two proposed Small
Houses. DEP and CE/MN of DSD have no objection to the application provided
that the design and operation of the septic tank and soakaway system follows the
requirements in EPD’s Practice note for Professional Person (ProPECC) PN 5/93
‘Drainage Plans subject to Comment by Environmental Protection Department’,
including percolation test and certification by Authorized Person. Other relevant



11.5

11.6

8

government departments consulted including D of FS, CHE/NTW of HyD and
DO(YL) of HAD have no objection to / adverse comment on the application. ‘

There are eight similar applications within the same “AGR” zone in the vicinity of
the Site rejected by the Committee or the Board on review between February 2003
and March 2019 for reasons as stated in paragraph 6 above. The planning
circumstances of the rejected applications are similar to the current application.
Rejection of this application is in line with the Committee’s previous decisions.

Regarding the public comments as stated in paragraph 11 above, the departmental
comments and planning considerations and assessments as stated above are relevant.

. 12, Planning Department’s Views

13.

12.1

12.2

Based on the assessments made in paragraph 12 and having taken into account the
public comments in paragraph 10 above, the Planning Department does not support
the application for the following reasons:

(a) the proposed development is not in line with the planning intentton of the
“AGR” zone which is to retain and safeguard good quality agricultural
land/farm/fish ponds for agricultural purposes. It is also intended to retain
fallow arable land with good potential for rehabilitation for cultivation and
other agricultural purposes. There is no strong planning justification in the
submission for a departure from the planning intention; and

(b) the proposed development does not comply with the Interim Criteria for
Consideration of Application for New Territories Exempted House/Small
House in New Ternitories in that more than 50% of the footprints of the two
proposed Small Houses fall outside the “V” zone and *“VE’ of Shui Tau Tsuen
and Shui Mei Tsuen. There is no general shortage of land in meeting the
demand for Small House development in the concerned “V” zone.

Alternatively, should the Committee decide to approve the application, it is
suggested that the permission shall be valid until 9.12.2026, and after the said date,
the permission shall cease to have effect unless before the said date, the development
permitted is commenced or the permission is renewed. The following condition of
approval and advisory clauses are also suggested for Members’ reference:

Approval condition

- the submission and implementation of drainage proposal to the satisfaction of
the Director of Drainage Services or of the Town Planning Board.

Advisory clauses

The recommended advisory clauses are attached at Appendix V1.

Decision Sought



13.1  The Committee is invited to consider the applications and decide whether to grant
or refuse to grant the permission.

13.2  Should the Committee decide to reject the applications, Members are invited to
advise what reason(s) for rejection should be given to the applicants.

133 Alteratively, should the Committee decide to approve the application, Members

are invited to consider the approval conditions and advisory clauses to be attached
to the permission, and the date when the validity of the permission should expire.

14. Attachments

Appendix I Application form with supplementary information received on
‘ 10.10.2022

Appendix Ia FI received on 5.12.2022

Appendix 11 Extract of relevant Interim Criteria for Consideration of

Application for New Territories Exempted House (NTEH)/Small
House in New Territories

Appendix IX Similar applications

Appendix IV Detailed comments of relevant government departments

Appendix V - Recommended advisory clauses

Appendix VI Public comments

Drawing A-1 Site layout plan

Drawing A-2 Section plan

Plan A-1 Location plan with sinular applications

Plan A-2a Site plan

Plan A-2b Estimated amount of land available for Small House development
within the “V” zone

Plan A-3 Aerial photo

Plan A4 Site photos

PLANNING DEPARTMENT

DECEMBER 2022
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HERLEE EAR S el
() Proposed roofed over area of ) ‘ Proposed building height
each house ...65.03 sq.m P53k of cach house 823 msk
SHIEENIE ) STl phiatr ht
(f) Proposed use(s) of TEE

uncovered area (if any)

giﬁi&ﬁ (I ) B9 RER A

(Please illustrate on plan the total number and dimension of each car parking space, andlor location of septic
tank, where applicable}

(HLERAMI LIS - YaEnigriimsy L;l_&ﬁf@ilﬂfnﬂaﬁrﬁiﬂﬁf_ﬁ&!ﬁlbl‘xilﬁé’ﬂﬂtﬂ (035MA))

(8) Any vehicular access lo the
site/subject bujlding?
EEHFEREEILR /B
GRSy 2

Yes & [(J There is an existing access. (please indicate the sirect name, where
appropriate) )
B {REA SN - GHEAERATEGIEA))

.....................................................................................

[J There is a propesed access. (please illustrate on plan and specify the
widih) '
F-IREEERE - (IERIRINE » EErRREps R )

No & v i

(h) Can the proposcd house(s)
bc conmnected to  public
sewer?
BB TR AT
EndkiskE?

Yes 20 | (Please indicate od plan the sewerage conncclion proposal.  YFREIHIER
B ISR =R 48

No E*'Q( (Pleasc indicate on plan the location of the proposed septic tanlk. B FB A
BERALIE et B




Form No. S16-T1 S16-11 %

7. Impacts of Development Proposal £ B R WA E

If necessary, please use separate sheels to indicate the proposed measures to minimise possible adverse impacis or give
justifications/reasons for not providing such measures,

IORENNE  FAEEERTERR O TELIRT R R gaYEt - BRIFRRRES -

Does . development
proposal mvolve. alteration
of existing building?

R ERTaE

- BRRIR SRR,

SRR

------------------ Hedapp snrtansrarrvatagarnnderimsnrnrens s s kohbabtdbdtred VETAIIUNLY

Yes® [0 Please provide detatls

Does the development
proposal  involve
operation on the right?

RRERETHRET |

B9TiE?

the |

Would the development
proposal cause any adverse
impacts?

BB R BT TER
TREET

Yes B O (Please indicate on sile plan the boundary of cn{ncsmzd tand/pond(s), and particulars of steam
. diversion, the extent of filling of land/pond(s) andfor excavation of land)
(Fi PSRBT A AL /I, - LRI - 088 - K18~ RELAVURER
FefeEne)
1 Diversion of stream JERE
[0 Filling of pond $EHE
Area of filling BB ...ooovinnnennns sq.m J- 7% OAbout £9
Depth of filling SEHEERE oviiiiiriiiniieiinnns mzk  DAbout &y
{(J PFillingoflandift -
Area of filling SLLTHE .oovverreriernnn. SQm FEF ClAbout £
Depth of filling B oo wom3f CAbout 8y
. 1 Excavation of land £~ . . - - .
. Area of excavation $5LEHE -.......oenn. sm S OAbOU £
’ Depth of excavation BLEE ...o..oo.., rreneene ISR CIAbout &5
No & E/ )
On environment ¥IEIE Yes & [ No e H
On traffic #75iK Yes & O No Fg
On water supply EHHK . Yes & [ No A& 4
On drainage 2K Yes & [] No FE
Cn slopes Ei§2li Yes & O No A% 4
Affected by stopes Zfligasil Yes & (O No &
‘Landscape mpact {lFRIRRE Yes & (3 No F&
Tree Felling  BRIBAIZR Yes & OJ No & 2
Visual Impact #HpLAREE Yes & [ No 7€ A
Others (Please Specify) HAth (5%089) Yes & O No & 4

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) |
SisrBRd S iR BRI « N RER fRARAS %‘E%ﬁ'ﬁﬁ?ﬁ#?ﬁ*ﬁ']ﬁﬁﬁ Eﬁﬁjﬁf# &Y
i E R R aiEAET) '

........ PR T T R T N N L ]




o7 : . . N ‘e % :
. ! ' l
) ] . _ Form_No. $16-I1 S16-11
.. 8. Justifications H Hy R
. The applicant is invited to provide justifications in support of the application. Use separate sheels if necessary,
DU R RE AR AL B B SR S A TN WERE CHEBERSE - -
FEBEIB bbb rO NN bR T ) trrdanen mewerssmnerssbvracapy ll‘-.n.uot:l.nlc.‘:0-!--l| LX)
LRy HrRwa LTI y . . Autadera LA AR LR L L NN T :.l-..-.- : - .
' ANasnaurnas : CEXY] TRt Ebebda g LEXER) Ardanianaan -.-‘---;-ooonn--.vuln..'.-vuuul||loool .
AFLEPiapERra AR} neasa R Al R L TN PPN T TP LALA Nhidviaw ol
Sewsbrissnsanur , tlaesudnabvennn ‘IO.Q!‘(-III' LN} diverny TENES s bemRann -
.-pnn resan LEEEE N Y T ETes . |'--.--||t.- LR TN N T [EENTT) Tavaan LR R R N [ETERY N
) IR EYRY] y LR TR PR XN . ..“.'.l .
ll--l'l “rsuw LA R LN Y R YN TP SAFRI KB IN NI NI S Pt PN ama LI Fivraen XYY R R RIS y |
Ll ey -.-‘;ul-.u--'|;up.:.-- ‘ : irawn :JOQQII I'plll‘.ll.' LEENY N
. “ * : : )
. LR Y N Teasse LX) ll’...nrlu.lli Ill.lill. . LR R R TN PN TN ) CE RN TN ) LEE LY K I Ty CEEXTY
. LR T YT T M Al Y Y YRR ] Betarerrslsvatsndury asdLEan .“.-..“... sressany
e A L IR T P, y ..‘. TS '
LEE XY EN] rrang c..l-- R R L A R S AR R YIS PR I T T
R [ L N Y N T RS ) damamay .- neann IETNY] llllllt.:‘l'l:t"!lll'l SyrRasany l l e
ihany . Cheasts N brarvaraasn .-‘............ NrTarsasanepti e SedtirarRv NNt atsa ---_:v. e LI L IR L P Y PP
: .
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Form No. 816-I1 S16-11 &

9. Declaration BT

1 herehy declare that the pariiculars given in this application are correct and true to the best of my knowledge and belief,
ARAGEREERTA « A ABLIBR RN A APARAIE F OB A R -

1 hereby grant a permission to the Board to copy all the materials submitted in this application and/or to upload such matcnals
to the Board’s website for browsing and downloading by the public free-of-chargs at the Board’s discretion,

$A§R&a‘F§E§E‘JFH§$J\E IheR S AR PR A BRI R/ L ER S S IORERATH, -
O Applicam SEEA / EZ/Auihonsed Agent !ﬁ#ﬁ#&ﬁfg A

Signature
wE
; Planning Consultant =~ rertr et
Name in Block Leiters . Posmon (1f apphcable)
. o (HEDUERIRE ) B CHIER)
Professional Qualification(s) [] Member €8 / {] Fellow of JiFEEA
B (] BKIP H#EEeTad / O KA FHaamey /
- O HKIS ZERIRARESE /[ HKIE B TIEMfEd /
[0 HXILA THEEiRes O HKUD B
O Rrp MR
Others E{E vvvvviivvvrrersiissircerne
| on behalf of
vy .Mé.%*?.E!?nning.%né.ﬁvweyors Consultant Limited, | ... s
. l Company 448 / [0 Organisation Name and Chop (if apphcable) t&fﬁzgﬁ,@&‘ﬁﬁ CEr)
Date HHY .
e 22-0-20022 e (ODAMMIYYYY BIRME)
Remark {#5¥

The materials submitted in this application and the Board’s decision on the application would be disclosed to the public, Such
materials would also be uploaded to the Board’s website for browsing and free downloading by the public where the Board
considers appropriate,

BRETHL \ﬂ?&ﬁﬂa‘Eﬂﬁﬁiﬁxﬂﬁﬂﬁsﬁﬁﬂﬁﬂﬁﬁ§¥ﬂ$sEFﬁf'EE’Ja“E E@ﬁ‘%ﬁﬁ?i’%‘*ﬂ?ﬁfﬁﬁ? » FRAE
ﬁﬁﬁ@ﬁﬁ’ééﬁ@%ﬁ#ﬂﬁﬁﬁwﬁﬁ?ﬁ '

Warning 3845

Axiy person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which is faise’ in any material pamcular. shall be liable to an offence under the Crimes Ordinance.

A ANEBRBRREORR T REREHREE TR L RERIMTRREY  NRER (USTRTRAD -

Statement on Personal Data {8 AEx

1. The personal data submitsed to the Board in this application will be used by the Secretary of the Board and Government
departments for the following purposes:

BEGTER fsﬁﬁﬁL&’élﬁ']@A‘ﬁﬁ@ﬁ%‘“éﬁ@%@&ﬁiﬁ*ﬁﬁ BURSE Comhitaleeal) BoaRAEsRiR
HZESSREES IMRB{FU TR

(a) the processing of this apphcahon which includes making availabls the name of the applicant for public inspection
when makmg available this application for public mspecnon, and

e QEAFERTHRATEM  FARATTHAGGERARER | MR

{b} faciluatmg communication between the applicant and the Secretary of the Board/Government departments,

jﬂﬁﬁﬁ*ﬁz’k@@éﬁﬁfzgﬁﬁkr BIF Tl THER -

2, The persunal data provndcd by the applicant in this application may also be disclosed to other persons for the purposes
mentioned in paragraph 1 above,

sk ASLE R IR B AR - BURE AR AR - DUE LR 155 | SRR -

3. Anapplicant has 2 right of access and correction with respeot to his/her personal data as provided under the Personzl Dela
. (Privacy) Ordinance (Cap, 486). Request for personal data access and correction should be addressed to the Secretary
of the Board at 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong.
— 1RIR (BT ARSI (25 486 BRI » = AH B B EABARR #Dﬁﬁﬁ&ﬂ&ﬁmfﬁ)\ﬁﬂ '
Wﬁ%ﬁﬁ?ﬂ%&ﬁﬂﬁﬁﬂ%? ﬁf&iﬂ:hﬁ%ﬁ%ﬁ%}ﬁ 333 %‘ﬂtﬁﬁiﬁ'ﬁ% 15 8 o

8. o Part9 9




’

TR SR AR — 258 - ).

Gist of Application EFIEEHSEE

{Please provide details in-both English and Chinese ag far as possible. This part will be eirculated 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. )

- GEEEBIASES R P X258 - ULERIMG @ L% TARRMERET At - LY ERTRME R AR EARSRAER

Application No. (If'or O'fﬁcigl Use O_ul;{) (5¥ ERILTED
JEET T
Location/address ‘
LB Sk Lo )
o TR B AL LRI SR 100893 EX 36 7285 B A ER(ER4)

Site area i - -

M EE 1400,26 : sq.m F Jy 3K L2 About 49
(includes Government land of 4 %5 B IiF £ #: sq.m JEJF % DAbout %)

Plan ' _ |

Ly MBS BEBIAHLEERRE S/YL-KTNG

Zoning T .

i 13

e Rsu

Applied usef

develop‘ment‘ . L

FREGER | New Territories Exempted House 7 REAGEHIEFE
['Small House NI '

(i)  Proposed Gross floor

%%%&Eﬁiﬁ _ o+ 380.18 . . sqm THH & Avouw &
(1) Proposed No. of ,

hotse(s) 5

REHEEED '

(iii) Proposed building

height/No. of storeys . m 3
‘ ey ko e g AT _ 8.23 ) L (Not more than F£14)
3 . ) Storeys(s) [B

TR T T T ke o No. 61 i s 16 B



Submitted Plans, Drawings and Documents $E35HYERAN « (4B R

Plans and Drawings BRI 4EE

Master layout plan(s)/Layout plan(s) %ﬂ%&ﬁﬁnl/ st

Block plan(s) 18 EE

Floor plan(s) G E

Sectional plan(s) FiEE

Elevation(s) I11RE :

Photomontage(s) showing the proposed development EET}ﬁ*%%EE’JAEZ%’H
Master Jandscape plan(s)/Landscape plan(s) B .Psﬁﬁ‘?@./ [T
Ot]‘Eers (please specify) Rt (EFEEEE).

Reports S48
Planning Statement/Justifications *RBIXHEARIE

Environmental assessment (noise, air and/or water pollutions)
BBEGTHE (BT ERE ORISR

Traffic impact assessment (on vehicles) FAEZIRAIASRMEREE -

Traffic impact assessment (on pedestrians) gR1T ARAZ BRI EET(E

Visual impact assessment 3R B24HT(H

.| Landscape impact assessment B HREZ ST

Tree Survey BiIREFE

Geotechnical impact assessment £ J78Z8EF(E
Drainage impact assessment HEKBIEPERES
Sewerage impact assessment !;‘]Eﬂj‘?.,%ﬁﬁﬁ
Risk Assessment [RFEEES ~

Others (please slpeczfy) it (FEeEE)

Note: May inserl more thanone T+ , & : ﬁ&#ﬁ@-—{@ﬁ#ﬁﬁhﬂ_& Tv 9%

Chinese

R

NO0RO 0o

OOoodaopocoocoo 4o

English

B

mooogoooo

DooQOUUooo DO

Note: The information In.the Gist of Application above is provided by the a'pplicanl for easy reference of the general public, Under no

circumstances will the Town Plapning Board accept any lisbilitles for the use of the information not any Inaccuracies or
diserepancies of the information pravided. In case of doubt, reference should always be made to the submission of the applicart,

BHMTEE - :‘é"é{fﬂﬁl’ﬁ FER R e 5 AR IERY Y o

10 .. For Form No.

£ - SRR RS AREUTETRARSY - HRAHRFE ER LMBR SR LR  iRkEA

8.16-I1




Justifications 32d - M H
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FRARR, LA TBMESEE, S0 ESFE, P35ANKEHoIMLE
WHE — RO 5 el Rk, IR R AT MEII BB ST R 5% 52k
4L B 49 B AT - ' :

FHAE 2 L BB K A BT AL RA T, 8 AR FHBER
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0J Urgent [J Return Recelpt Requested [ sign [ Encrypt

v REIFHEGRANYL-KTN/BE2 (7siokl

uﬁ 3 05/12/2022 15:44
\k"

Pty A

From:

To <liyduen@pland.gov.hk>

1 attachment

DD10g L6728B fr A RIS A R (H.pdf

B RIERAE

B - NRHRE

Appendix Xa of RNTPC
Paper No. A/YL-KTN/862

U Mark Subject Restricted {1 Expand personal&public g
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Appendix IT of RNTPC
Paper No. A/YL-K'TN/862

Relevant Revised Interim Criteria for Asseésing Planning Applications for
NTEH/Small House Development in the New Territories
( Revised 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 IJouse
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 caseé, 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) anapplication 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; ‘

"YL-KTN 862



(2)

()

(©)

)

(k)

the proposed development should be compatible in terms of land use, scale, design and
layout, with the surrounding area/development;

the proposéd 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;

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™); '

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

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.

~ Mie. 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.

YL-KTN 862



Appendix III of RNTPC
Paper No. A/YL-KTN/862

Similar s.16 Applications within the same “AGR” Zone in the vicinity of the Site

Approved Application

Application No. Use/Development Date of Cmnsideration
A/YL-KTN/380 Proposed House (New Territories Exempted . 18.5.2012

House - Small House)

Rejected Applications

Application No, Use(s)/Development(s) Date of Rejection

Consideration Reasons
I. | A/YL-KTN/153* | proposed New Territories Exempted 11.10.2002 1,2,3,6

[rejected on review

House (NTEIT) (Small House) on 14.2.2003]

2. | AIYL-KTN/177 Proposed New Territories Exempted 15.8.2003 1,2,3,6
House (NTEH) (Small House)

3. | A/YL-KTN/265* | New Territorics Exempted Houses- 23.3.2007 1,2,4,9
(NTEH) (Small Houses)

4. | A/YL-KTN/284* Proposed House (New Territories 1.2.2008 1,2,4,5
Exempted House - Smiall House)

5. | A/YL-KTN/285* Proposed House (New Territories 1.2.2008 L2 45
Exempted House - Small House)

6. | A’YL-KTN/286 Proposed House (New Territories 1.2.2008 1,2,4,5
Exempted House - Small House) _

7. | AYL-KTN/545 | proposed  Five Houses (New 23.12.2016 1,2, 10
Territories Exempted House - Small
House)

8."| A/YL- Proposed House (New Territories 19.10.2018 1,10

| KIN/627 Exempted House (NTEH) - Small '

House)

* Straddle “V” and “AGR” zones

Rejection Reasons

I. not in line with the planning intention of the "AGR" zone and no strong justification had been

given in the submission for a departure from such planning intention.

2, not comply with the "Interim Criteria for Consideration of Application for New Territories



Exempted House/Small House in New Territories".

10 strong justification in the submission to demonstrate that land was not available within the "V"

zone in the area for the proposed development.

insufficient information in the submission to demonstrate why suitable sites within the areas

zoned "V" could not be made available for the proposed development.

the proposed development was incompatible with the surrounding rural area and there was
insufficient information/technical assessment to demonstrate that it would not generate adverse

landscape and ecological impacts.

the site is located away from the village cluster of Sha Po Tsuen/Shui Tau Tsuen and falls outside
the *VE’ of the village.  Village house development should be sited on land zoned "Village Type

Development” ("V") to ensure orderly development and provision of facilities.

no similar applications have been approved in the immediate vicinity of the site, and the approval

of the application would set an undesirable precedent within the "AGR" zone.

land is still available within the "V " zone of Shui Tau Tsuen, Shui Mei Tsuen and Kam Hing Wai
where land is primarily intended for Small House development. It is considered more
appropriate to concentrate the proposed Small House de\;elopment close to the existing village
cluster for orderly development pattern, efficient use of land and provision of infrastructure and

services

the prop'osed development did not comply with the Interim Criteria in that it fell outside both the
'"VE' and "V" zone. ‘

the proposed development did not comply with the Interim Criteria in that there is no shortage of
Jand in meeting the demand for Small House development in the “V” zone in general, and there

is no exceptional circumstances that merit approval of the application.



Appendix IV of RNTPC
Paper No. A/YL-KTN/862

General Comments of Relevant Government Departments

Land Administration

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

Traffic

the Site falls outside the Village Environ (‘VE) of a recognized village;

according to his records, the Site is not covered by any modification of
Tenancy/ Building Licence; and

- as the subject lot entirely falls outside both ‘VE’ of a recognized village and

“V* zone which encircles a recognized village, Small House application under
the Small House policy would not be considered, even if planning approval is
given.

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

he notes that the proposed development falls within the “AGR” zone whereas
such type of development should normally 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 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.

notwithstanding the above, as the application involves the construction of two
Small Houses, he considers that the application could be tolerated.

the access road leading to, the Site form the Chi Ho Road is not managed by
his departiment.

3. Comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD):

Agricujture

no objection to the application.

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

YL-KTN 862



the Site falls within the “AGR” zone and is under active cultivation. The
agricultural activities are active in the vicinity, and agricultural infrastructures
such as road access and water source are also available. The Site can be
used for agricultural activities such as open-field cultivation, greenhouses,
plant nurseries, etc. The proposed development is not supported from
agricultural perspective; and

no comment on the application from nature conservation perspective.

Environment

5.  Comments of the Director of Environmental Protection (DEP):

Landscape

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
Authorized Person. '

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

she has some reservation on the application from landscape planning

~ perspective;

Drainage

based on the site photos taken in October 2022, the Siie is occupied by
farmlands and active farming is observed. Some existing trees of common
species are observed within the Site. Significant adverse impact on landscape
resources within the site arising from the proposed use is not anticipated; and

based on aerial photo of 2022, the Site is situated in an area of rural landscape
character comprising of vacant lands, farmlands, ponds, scattered tree groups
and village houses within the “V” zone in the west. Active farming is
observed at the south of the Site. There is concern that approval of the
application would alter the landscape character and degrade the landscape
quality of the “AGR’ zone.

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

YL-KTN 862

no objection in-principle to the proposed development fiom the public
drainage point of view; and
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. should the application be approved, approval condition on the submission and
implementation of a drainage proposal for the proposed development to the
satisfaction of the Director of Drainage Services or of the Board should be
included.

Fire Safety

8. Comments of the Director of Fire Services (D of FS):
. no objection to the application; and

. the applicants arc advised to observe “New Territories Exempted Houses — A
Guide to Fire Safety Requirements” published by LandsD.

Building Matters

9. Comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD):

. noting that the building to be erected on the Site will be NTEH under the
Buildings Ordinance (Application to the New Territories) Ordinance (Cap
121), DLO/YL should be in a better position to comment on the application;
and

. in case DLO/YL decides not to issue the certificates of exemption for the site
formation works and/or drainage works associated for the NTEH development
such works will require prior approval and consent under the Buildings
Ordinance. In the circumstance, an Authorised Person (AP) should be
appointed as the coordinator for the proposed works. The applicants may
approach DLO/YL or seek AP’s advice for details.

»

District Officer’s Comments

10.  Comments of the District Officer (Yuen Long), Home Affairs Departmeﬁt (DO(YL),
HAD):

. he has not received any locals’ comment on the application and he has no
particular comments on the application.

" Demand and Supply of Small House Sites

11.  According to the DLO/YL, LandsD’s records, the total number of outstanding Small
House applications of Shui Tau Tsuen, Shui Mei Tsuen and Kam Hing Wai are 119,
while the 10-year Small House demand forecast for the same villages are 136. Based
on the latest estimate by PlanD, about 8.025 ha of land (i.e. equivalent to about 321
Small House sites) are avajlable within the “V” zone of the concerned villages.
Therefore, there is no general shortage of land in the “V” zone of the concerned

villages for meeting the future demand of 255 Small House (equivalent to about 6.375
ha of land).

YL-KTN 862
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Appendix V of RNTPC
Paper No. A/YL-KTN/862

Recommended Advisory Clauses

to note CHE/NTW, HyD’s comments that HyD shall not be responsible for the
maintenance of any access connecting the Site and Fan Kam Road. Adequate drainage
measures should be provided to prevent surface water running from the Site to the
nearby public roads and drains;

to note DEP’s comments 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 Authorized Person (AP);

o note D of I'S’s comments that the applicants should follow the ‘New Territories
Exempted Houses — A Guide to Fire Safety Requirements” published by LandsD;

to note CE/C, WSD’s comments that for provision of water supply to the proposed
development, the applicants may need to extend his/ her inside services to the nearest
suitable government water mains for connection. The applicants shall resolve any land
matter (such as private lots) assocjated with the provision of water supply and shall be
responsible for the construction, operation and maintenance of .the inside service
within the private lots to WSD’s standard;

to note CBS/NTW, BD’s comuments that the applicants’ attention is drawn to the
Practice Note for Authorized Persons, Registered Structural Engineers and Registered
Geotechnical Engineers APP-56 regarding the exemption criteria for site formation
works associated with the NTEH development; and

to note that the permission is only given to the proposed development under
application. 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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BUBREN B AR 1 T8 R, Making Comment on Planning Application / Review
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AYL-KTN/862 DD 108 near Kam Tin Country Club.
08/11/2022 02:33

To: pbpd <ipbpdi@pland.gov.nk>

e Hef

AJYL-KTN/862

Lot 672 S.B (Part) in D.D. 109, near Kam Tin Country Club, Kam Tin North
Site area: About 1,400.26sg.m

. Zoning: "Agriculture"

Applied development: 2 Net Houses

Dear TPB Members,

Strong objections, the lot is close to an area of extensive cultivation and there are a
number of ponds in the vicinity. In addition clearly well outside any village
boundaries. :

The proposed homes would be luxury villas and certainly not justified by any
reference to addressing the housing shortage. ‘

Going forward considerable tracts of Agriculture land will be rezoned to residential.
In view of the desirability of maintaining a certain level of [ocal production to combat
emergency situation like those experienced in recent years, it is imperative that AG
land outside the new town development plans be ring fenced.

Mary Mulvihill
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5.16 A/YL-KTN/862
04/11/2022 14:22

. Fromy "Cynthia Tung (Conservation)" «
To “ipbpd@pland.gov.hk" <tpbpd@pland.gov.hk>

Cc "Tobi Lau (Local Biodiversiy)* « -~

F:l|!% [Ref
1 attachment
Ju

s16 A_YL-KTN_862_2022 Nov(11)_WWF.pdi

Dear Sir/Madam,

Please find WWF-Hong Kong's submission on the captioned rezoning application.
See attached file:
s16 A_YL-KTN_862_2022 Nov(11l})_WWF

Thank you for your attention.

Yours faithfully,
Cynthia Tung

Registered Name 53:{i} #4755 : World Wide Fund For Nature Hong Kong R BR(HFH)E S
% (Incorporated in Hong Kong with limited liability by guarantee ¥ & 25 I RMBIRE
[R45D)
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BRMAAEHAR 8 ThHE Tek +852 2526 1014
OF ACTION FOR NATURE L 15 i {WH Fax:+852 2645 2764

15/F, Monhatlan Centro wwi@wwf.org hk

& Kwal Cheong Road wwf.org.hk

Kwai Chung, N.T., Hong Keng

4 November 2022
Chairman and members
Town Planning Board
16/F North Point Government Offices,
333 Java Road, North Point, Hong Kong

(E-mail: tpbpd@pland.qov.hk)
By E-mail ONLY

Dear SirfMadam,

Re: Proposed Houses (New Tetritories Exempted House —~ Small House) in
“Agriculture” in Kam Tin North in Yuen Long (A/YL-KTN/862)

WWHF would like to lodge an objection to the captioned proposal.
Planning intention of *Agriculture” (“AGR") zoning

The application site falls within an area zoned “Agriculture” ("AGR"), which is "intended
primarily to retain and safeguard good gquality agricultural land/farm/fish ponds for
agricultural purposes. It is also intended to retain fallow arable land with good potential
for rehabilitation for cuftivation and other agricultural purposes” {Approved Kam Tin North
Qutline Zoning Plan No. 8/YL-KTN/3). The latest images from Google Earth {Fig 1) show
actively managed farmlands immédiately next to the application site and in the greater
vicinity. The captioned propesal is not in line with the planning intention of "AGR” zoning

within which the application site falls.

According to Google Earth, the application site itself was also used as actively managed
farmland unlil at leas! late 2020 (Fig 2) and should therefore have -good potential for
agricultural rehabilitiation. Given that, as of 2020, less than 4% of land area in Hong Kong
is used as agricultural land (i.e. land area that is arable, under permanent crops, uUnder
permanent pastures)', it would be a pity for any further land zoned as "AGR” to be used
for any purpose other than its planning intention.

! hitps:/idata worldbank orgfindicator/AG LND. AGRI. ZS?]acatiopng=HK

\ - together possible.
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Undesirable precedent

Approval of this proposal would set an ufidesirable precedent for other similar rezoning
applications, the cumulative effect of which would adversely impact the surrounding areas.

We would be grateful if our comments could be considered by the Town Planning Board
and the captioned proposal rejected.

Yours faithfully,
Cynthia Tung
Policy Analyst, WWF-Hong Kong



Fig 1 Aerial view of applicalion site and vicinity as of March 2022
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Ige source: Google Earth (Accessed on 1 November 2022)

Fig 2 Aerial view of application site and vicinity as of November 2020
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Image source: Google Earth {Accessed on 1 November 2022)
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KFBG's comments on five planning applications
0811172022 17:20

From:  EAPKFBG<. , . _ _ '
To: "tpbpd@pland.gov.hk® <tpbpd@pland.gov.hk>
File Ret: '
History: This message has been forwarded.,
4 attachments .
ir ] | Fee | E For |
M * P >

221108 s12a TM 25 & 26.pdf 2271108 s16 TT 575.pdf 221108 516 KTS 940.pdf 221108 516 KTN 862.pdf

Dear Sir/ Madam,

Attached please see our comments regarding five applications. There are FOUR pdf files
attached to this email. If you cannot see/ download/ open these files, please notify us
through email. :

Thank You and Best Regards,

Ecological Advisory Pragramme
Kadoorie Farm and Botanic Garden

Email Disclalmer: . : .

The infermatlon contained in this e-mail {including any attachments) is confidential and is intended solely for the
addressee. If you are not the intended recipient, please notify the sender immediately and deiete this e-mail from your
system. Any unauthorised use, disclosure, copying, printing, forwarding or dissemination of any part of this information is”
prohibited. KFBG does not accept responsibility and shatl not be llable for the content of any e-mail transmitted by its staff
for any reason other than bona fide official purposes. There is no warranty that this e-mail Is error or virus free, You should
not rely on any information that Is not transmitted via secure technology. -
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The Secretary,

Town Planning Board,

15/F, North Point Government