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1. Purpose 
 
The purpose of this paper is to seek Members’ agreement: 
 
(a) that the draft Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung Outline Zoning 

Plan (OZP) No. S/NE-TT/B (the Plan) (Appendix I) together with its Notes 
(Appendix II) are suitable for consultation with the Tai Po District Council 
(TPDC) and Sai Kung North Rural Committee (SKNRC); and 
 

(b) that the Explanatory Statement (ES) (Appendix III) is an expression of the 
planning intentions and objectives of the Town Planning Board (the Board) for 
the various land use zonings of the draft OZP and is suitable for consultation 
with the TPDC and SKNRC together with the draft OZP. 

 
 

2. Background 
 
2.1 On 8.11.2013, the draft Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung 

Development Permission Area (DPA) Plan No. DPA/NE-TT/1 was exhibited for 
public inspection under section 5 of the Town Planning Ordinance (the 
Ordinance). During the two-month exhibition period, a total of 277 
representations and two comments were received. After giving consideration to 
the representations and comments on 1.8.2014, the Board decided not to propose 
any amendment to the draft DPA Plan to meet the representations. 

 
2.2 On 4.11.2014, the Chief Executive in Council (CE in C), under section 9(1)(a) 

of the Ordinance, approved the draft Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha 
Yeung DPA Plan, which was subsequently renumbered as DPA/NE-TT/2. On 
14.11.2014, the approved Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung 
DPA Plan No. DPA/NE-TT/2 was exhibited for public inspection under section 
9(5) of the Ordinance. 

 
2.3 Pursuant to section 20(5) of the Ordinance, the Tai Tan, Uk Tau, Ko Tong and 

Ko Tong Ha Yeung DPA Plan is effective for a period of three years until 
8.11.2016. An OZP has to be prepared to replace the DPA Plan in order to 
maintain statutory planning control over the Area upon expiry of the DPA Plan. 

 
2.4 On 22.12.2015, under the power delegated by the Chief Executive, the Secretary 

for Development directed the Board, under section 3(1)(a) of the Ordinance, to 
prepare an OZP to cover the Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung 
area. 
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3. Planning Context (Plans 1 to 3) 
 
3.1 The Planning Scheme Area (the Area), covering a total land area of about 70.79 

ha, is surrounded by the Sai Kung East and Sai Kung West Country Parks and 
fronting Ko Tong Hau in the northeast.  

 
3.2 With reference to the “Landscape Value Mapping of Hong Kong (2005)”, the 

Area is characterized as “Wong Ma Tei Coastal Plain Landscape” and “Ko Tong 
Upper Valley Landscape” of high landscape and scenic value. The topography 
and landform, secondary woodland including native large mature trees and rare 
and protected plants, stream courses, ponds, coastal area including coastline and 
estuaries with mangroves, backshore vegetation and sandy shore in the Area, are 
significant landscape resources with high landscape sensitivity. In general, the 
Area is natural and rural in character and has high landscape and scenic value 
(Figures 5a to 5g of Appendix IV). 

 
3.3 Details of the land use considerations are contained in the Planning Report on 

Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung at Appendix IV. Some major 
issues in relation to the proposed zonings are stated in the following paragraphs. 

 
 

4. Issues Arising from Consideration of the DPA Plan 
 
4.1 During the exhibition period of the draft DPA Plan, a total of 277 representations 

and two comments were received. The major land use proposals raised by the 
representers are recapitulated below: 

 
(a) 248 representations were submitted by the SKNRC, Indigenous 

Inhabitant Representatives (IIRs) and related organizations1

 

 as well as 
individuals mainly objecting to inadequate “Village Type Development” 
(“V”) zone to meet the demand for village development, and proposing 
to expand the “V” zones to the adjoining areas and various zonings 
including “Recreation” (“REC”) and “Agriculture” (“AGR”) to facilitate 
recreational development; and  

(b) 29 representations and two comments were submitted by green/ concern 
groups2

 

 and individuals generally supporting the draft DPA Plan but 
considered the Small House demand forecast unrealistic and concerned 
about the environmental impacts of Small House developments. They 
proposed to limit the extent of the “V” zones, designate conservation 
zones for the environmentally sensitive areas, restrict house and 
agricultural uses, and incorporate the Area into the Country Park. 

4.2 On 1.8.2014, the Board decided not to propose any amendment to the draft DPA 
Plan to meet the representations. It was agreed that detailed land use zonings 
would be worked out during the OZP preparation stage taking account of the 

                                                 
1 Village Committees of Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung together with Thomas Tsang 
Surveyors Limited. 
2  Green/concern groups include Friends of Hoi Ha, Green Sense, Kadoorie Farm & Botanic Garden 
Corporation, The Conservancy Association, The Hong Kong Bird Watching Society, World Wide Fund for 
Nature Hong Kong, Friends of Sai Kung, Designing Hong Kong Limited, Association for Geoconservation, 
Hong Kong (commenter). 
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results of relevant assessments on various aspects including Small House 
demand and developments, conservation value, the environmental and 
infrastructural constraints, and landscape character, etc. in consultation with 
relevant Government departments and stakeholders. 

 
 

5. Object of the Plan 
 
The object of the Plan is to indicate the broad land use zonings for the Area so that 
development and redevelopment within the Area can be put under statutory planning 
control. It also provides the planning framework for preparing more detailed 
non-statutory plans which form the basis for public works planning and site reservation 
for various uses. 
 
 

6. The Planning Scheme Area (Plans 1 to 3) (Figures 5 and 6 of Appendix IV) 
 
6.1 Surrounded by the Sai Kung East and Sai Kung West Country Parks on three 

sides and fronting Ko Tong Hau in the northeast, and comprising mainly 
woodlands, shrublands, fallow agricultural lands, streams, mangroves, 
backshore vegetation and sandy shore, the Area forms part of the wider natural 
environment of the Sai Kung countryside. The Area is characterized by coastal 
plain landscape and upper valley landscape, and has rich and significant 
landscape resources with high landscape sensitivity. In general, the Area is 
natural and rural in character and has high landscape and scenic value.  

 
6.2 The Area comprises two sub-areas, i.e. the main portion bounded by Wong Ma 

Tei and Wong Chuk Long in the east and the west, and a small area at the 
eastern coast currently occupied by The Jockey Club Wong Shek Water Sports 
Centre. Most of the Area are vegetated hillslopes where Pak Tam Road passes 
through from the south to the northeast leading to Wong Shek Pier, a major pier 
providing ferry services to and from Tap Mun and Chek Keng. Pak Tam Road is 
the main road access to the Area and it branches off to Hoi Ha Road running to 
the further north. Four recognized villages ( i.e. Tai Tan, Uk Tau, Ko Tong and 
Ko Tong Ha Yeung) are situated at the foothills to the west and the Civil Aid 
Service Tai Tan Camp can be found near the end of Pak Tam Road. 

 
6.3 According to the 2011 Population Census, the total population of the Area was 

estimated to be about 240. All the villages are well-populated and consist of a 
mixture of traditional one to two-storey pitched-roof houses and modern 
three-storey village houses. There are some ruins as well as some houses under 
construction in the villages. Two large permitted burial grounds are located on 
the hillslopes along the eastern fringe of the Area (Plan 4). 

 
 

7. Development Proposals Received in the Course of Preparation of the Plan 
 

7.1  Since the gazettal of the draft DPA Plan on 8.11.2013, a total of 79 section 16 
planning applications for proposed house (New Territories Exempted House – 
Small House) within the “Unspecified Use” area have been received (as at 
12.1.2016). Among these planning applications, 13 were approved with 
conditions, and eight were rejected by the Rural and New Town Planning 



-   - 4 

Committee (RNTPC) of the Board or the Board on review from May 2015 to 
January 2016 for the reasons that the application did not comply with the 
Interim Criteria for Consideration of Application for New Territories Exempted 
House/Small House in New Territories in that the proposed development would 
cause adverse landscape impact on the surrounding areas; and approval of the 
application would set an undesirable precedent for other similar applications in 
the area, the cumulative impact of which would have adverse impacts on the 
natural environment and landscape character of the area. The latest four 
planning applications were rejected from July 2015 to January 2016 also for the 
reasons that the cumulative effect would result in adverse impacts on the 
infrastructure capacities and pre-determine the land use zonings of the OZP 
under preparation. Besides, there were 44 applications withdrawn by the 
applicants, and 14 planning applications which are yet to be considered by the 
RNTPC (details of the planning applications are summarized in Annex A and 
their locations are shown on Figure 11g of Appendix IV). 

 
7.2 In the course of preparing the OZP, some views/proposals were received from 

concerned parties like green groups and villagers and they are set out below. On 
22.10.2015, Kadoorie Farm & Botanic Garden Corporation (KFBG) made a 
submission which contains ecological information and proposals for the Area 
(Appendix V), including: 

 
(a) the woodlands, watercourses and riparian zones, the mangroves and 

backshore vegetation, as well as the pond and associated marsh should 
be covered by an appropriate land use zoning such as the “Conservation 
Area” (“CA”) zone, and should not be encroached by development 
zonings; and 

  
(b) the Area, or areas of high conservation importance therein, should be 

incorporated into the Sai Kung Country Park. 
 

7.3 A meeting with the SKNRC and villagers including the IIRs of the four 
recognized villages in the Area and the Resident Representatives of Ko Tong 
and Ko Tong Ha Yeung Villages3

 

 was conducted on 26.10.2015 to exchange 
views on land use proposals (Appendices VIa to VId): 

(a) They consider that “V” zones should be expanded on the basis of the 
number of indigenous villagers with entitlements under the Small House 
Policy and not be limited by the village ‘environs’ (‘VEs’); 

 
(b) For Tai Tan, the “V” zones should cover the whole ‘VE’ and the 

adjoining area to its northeast; 
 
(c) For Uk Tau, the “V” zone should be expanded to cover the area to the 

west and north of the village and designate some land for agricultural 
use; 

 
(d) For Ko Tong, the private agricultural land to the north of the village 

should be designated as “V” zone whilst the extent of the mature (fung 

                                                 
3 There is no Resident Representative of Tai Tan and Uk Tau Villages. 
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shui) woodland to the north of the village should be reduced or 
abolished; and 

 
(e) For Ko Tong Ha Yeung, it is proposed to designate the private 

agricultural land to the south and northeast of the village as “V” zone, 
and the various pockets of land further south to the east of Pak Tam 
Road as “AGR” zone. 

 
7.4 Planning assessment of the proposals is in Appendix VII. The views conveyed 

in these proposals have been taken into account in the preparation of the draft 
OZP and delineating the various land use zonings and the details are elaborated 
in the following paragraphs. 

 
 

8. Land Use Planning Considerations (Plan 4 and Figure 12 of Appendix IV) 
 

Conservation of Natural Environment (Figures 5, 9 and 10 of Appendix IV) 
 

8.1 Surrounded by the country parks on three sides with a wide spectrum of natural 
habitats, the Area forms part of the wider natural environment of the Sai Kung 
countryside and is natural and rural in character with high landscape and scenic 
value. 

 
8.2 The wooded area is ecologically linked to the natural habitats in the surrounding 

country parks. Protected plant species such as Pavetta hongkongensis (香港大

沙葉), Aquilaria sinensis (土沉香) and Cibotium barometz (金毛狗) have been 
found in the Area (Figures 5a to 5c of Appendix IV). There is a mature 
woodland to the northeast of the Ko Tong Village which supports some 
protected plant species e.g. Aquilaria sinensis ( 土 沉 香 ) and Pavetta 
hongkongensis (香港大沙葉) and plant species of conservation interest e.g. 
Balanophora harlandii (紅苳蛇菰) (Figures 5a and 5d of Appendix IV). A 
seasonally wet grassland can be found to the east of Ko Tong Ha Yeung whilst a 
marsh in the southeastern corner of the Area. Both the seasonally wet grassland 
and the marsh support common wetland plant species and an uncommon species, 
Geissaspis cristata (睫苞豆) was recorded (Figures 5a, 5d and 5e of Appendix 
IV).  

 
8.3 The Tai Tan Ecologically Important Stream (EIS) is a freshwater fish hotspot 

supporting a high diversity of fish species including the uncommon Stiphodon 
atropurpureus (菲律賓枝牙鰕虎魚). The main stream traversing the Area from 
the southwest to the northeast has high ecological sensitivity (Figures 5a and 5f 
of Appendix IV). The estuarine area near Tai Tan supports diverse mangrove 
fauna species and six mangrove species, including the uncommon Heritiera 
littoralis (銀葉樹) and serves as a habitat for diverse brackish fish species. The 
streams in the Area are largely natural except for some stream bank 
modifications near the existing villages. Their riparian zones are mainly covered 
by woodlands or shrublands consisting largely of common native species and 
some of which have regenerated from abandoned agricultural land. The coastal 
area mainly comprises natural coastline, with mangroves, marsh, backshore 
vegetation and sandy shore along the edge of the Area and at the estuarine area 
along the northern section (Figures 5a and 5g of Appendix IV).  
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8.4 In consultation with the Agriculture, Fisheries and Conservation Department 

(AFCD), it is proposed to designate the mature woodland to the northeast of the 
Ko Tong Village as “CA” zone, and the natural coastline with mangroves, marsh, 
backshore vegetation and sandy shore along the edge of the Area and at the 
estuarine area as “CPA” zone in order to reflect the ecological importance of 
these natural habitats and to provide adequate planning protection for these 
areas, whilst “GB” zoning would be appropriate to protect the natural and 
landscape character of the rest of the woodlands, shrublands, seasonally wet 
grassland, marsh, as well as streams including the Tai Tan EIS and their riparian 
zones and to provide a buffer between the village type developments and the 
Country Parks.  

 
Government, Institution or Community (GIC) and Public Transport Facilities 
(Figures 6a, 6f, 6h and 6i of Appendix IV) 

 
8.5 The major existing GIC facilities situated away from the village clusters in the 

Area include the public toilet at Ko Tong Ha Yeung, two refuse collection points 
at Wong Shek Pier and Ko Tong Ha Yeung, the telephone exchange, Civil Aid 
Service Tai Tan Camp and The Jockey Club Wong Shek Water Sports Centre. To 
reflect the existing uses, it is proposed to zone these facilities as “Government, 
Institution or Community” (“G/IC”). 

 
8.6 Wong Shek Pier is the major public transport facility located at the northeastern 

coast of the Area. To reflect its current use, it is proposed to zone the pier area as 
“Other Specified Uses” annotated “Pier’ (“OU(Pier)”). 

 
Land for Agriculture and Recreation 

 
8.7 At present, there are minimal agricultural activities in the Area. Although some 

scattered patches of shrubby grassland are considered to possess potential for 
agricultural rehabilitation, those adjoining the existing village clusters are either 
the subject of approved planning applications for Small House developments or 
outstanding Small House grant applications which are proposed to be zoned “V” 
to meet the Small House demand, whilst the remaining patches are largely 
situated in less accessible locations or amidst woodlands or shrublands which 
are proposed to be zoned “GB”. Since ‘Agricultural Use’ is in general always 
permitted in the zonings such as “V” and “GB”, there should be no hindrance to 
farming activities even not designating the “AGR” zone. 

 
8.8 There are two major recreational facilities in the Area, namely The Jockey Club 

Wong Shek Water Sports Centre and the Public Rest Area and Lookout 
(comprising a picnic site, a barbecue area, a public toilet, Tai Tan Camp Site and 
Tai Tan Tree Walk). There are also a variety of recreational facilities in the 
nearby Sai Kung East and West Country Parks, including a network of hiking 
trails, quite a number of camp sites and barbecue sites and the Pak Tam Chung 
Visitor Centre. In view that the high conservation and landscape value of the 
Area should be protected and there are various recreational facilities in and near 
the Area, no “Recreation” zone is designated. Planning application for 
recreational development such as ‘Holiday Camp’ or ‘Place of Recreation, 
Sports or Culture’ in the “GB” zone could be considered by the Board on its 
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individual merits. 
 
Land for Village Development (Figures 6, 7 and 10 of Appendix IV) 
 
Tai Tan 
 
8.9 The whole ‘VE’ of Tai Tan has an area of 5.24 ha and its majority with an area 

of 4.85 ha falls within the boundary of the draft OZP. The three existing village 
clusters are situated on the lower slopes along the coastal area at the eastern 
fringe of the ‘VE’. Apart from the existing village houses, the land within the 
‘VE’ mainly comprises woodland on the vegetated hillslopes in its northwestern 
part, an EIS and natural coastline with mangroves, marsh, backshore vegetation 
and sandy shore. Abandoned agricultural lands overgrown with trees and 
vegetation are scattered around the village clusters. Some of them in the 
woodland area are subject to recent vegetation clearance or suspected slope and 
site formation works (Figure 11d of Appendix IV). 

  
Uk Tau 
 
8.10 The whole ‘VE’ of Uk Tau has an area of 3.11 ha and its majority with an area 

of 2.82 ha falls within the boundary of the draft OZP. The existing village 
cluster is situated near the eastern boundary of the ‘VE’ accessible to Pak Tam 
Road and mainly surrounded by woodlands. The northern portion of the ‘VE’ is 
covered by woodland developed from abandoned agricultural land but its 
eastern part has recently been cleared of vegetation for a plant nursery. In the 
western part which is still wooded, ring-barking (i.e. the removal of the bark of 
a tree in a strip all the way around the trunk) has been observed and it may cause 
the trees to die (Figure 11f of Appendix IV). 

 
Ko Tong 
 
8.11 The whole ‘VE’ of Ko Tong has an area of 3.56 ha and falls within the boundary 

of the draft OZP. Apart from the two existing village clusters dominating its 
eastern portion, the land within the ‘VE’ mainly comprises woodlands on the 
vegetated hillslopes, a flat-topped vegetated knoll and water stream. Patches of 
abandoned agricultural lands are found along the main stream in the southern 
part and the northwestern fringe of the ‘VE’, which have overgrown with 
vegetation but some have been recently cleared. Woodland clearance, including 
an “unauthorized” track on Government land formed before the first gazettal of 
the draft DPA Plan in 2013, is also observed in this area (Figure 11e of 
Appendix IV).  

  
Ko Tong Ha Yeung 
 
8.12 The whole ‘VE’ of Ko Tong Ha Yeung has an area of 2.74 ha and its majority 

with an area of 1.81 ha falls within the boundary of the draft OZP. The existing 
village cluster occupies the elongated area in the southeastern part of the ‘VE’ 
which is relatively flat and abutting Pak Tam Road. The other land within the 
‘VE’ mainly comprises woodland on vegetated hillslopes and patches of 
abandoned agricultural lands in the southwestern corner. 

 
8.13 Some areas within or near the village clusters in Tai Tan, Uk Tau and Ko Tong 
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Ha Yeung are overlooked by steep natural hillside. Natural terrain hazard studies 
may be required for future development to address the geotechnical constraints. 
Expansion of the “V” zones into the adjoining areas, which meet the Alert 
Criteria for Natural Terrain Hazard Studies, is objected from the geotechnical 
perspective. 

 
8.14 As the recognized villages in the Area are well-populated and the development 

pressure exists, disturbances to the natural environment are observed at various 
locations mainly inside the ‘VEs’ of Tai Tan, Uk Tau and Ko Tong as mentioned 
in paragraphs 8.9 to 8.11 above during the past two years, and there are also 
ongoing land control and planning enforcement actions in Ko Tong and Ko 
Tong Ha Yeung (Figures 11c to 11f of Appendix IV).  

 
Table 1: Small House Demand for the Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung 

Area in 2013 and 2016 

Village 

Small House 
Demand Figure in 

2013 

Small House 
Demand Figure in 

2016 ‘VE’ Area  
(‘VE’ Area 
in Draft 
OZP) (ha) 

''V" 
Zone on  
Draft 
OZP 
(ha) 

Required 
Land to 
Meet New 
Demand 
(ha) 

Available 
Land to 
Meet New 
Demand 
Figure 
(ha) 

Percentage 
of the New 
Demand 
met by 
Available 
Land (%)  

Outstanding 
Demand 

10-year 
Forecast 
(2013- 
2022)

Outstanding 
Demand 

 (1) 

10-year 
Forecast 
(2015- 
2024) (1) 

Tai 
Tan 10 Nil 33 (2) 38 5.24 

(4.85) 1.43 1.78 
0.48 

(19 Small 
Houses) 

27% 

Uk 
Tau 46 Nil 45 (2) 45 3.11 

(2.82) 1.07 2.25 
0.53 

(21 Small 
Houses) 

24% 

Ko 
Tong 18 105 31 192 3.56 

(3.56) 2.11 5.58 
0.79 

(32 Small 
Houses) 

14% 

Ko 
Tong 
Ha 
Yeung 

10 99 11 139 2.74 
(1.81) 0.79 3.75 

0.17 
(7 Small 
Houses) 

5% 

Total 84 204 120 414 14.65 
(13.04) 5.40 13.35 

1.97 
(79 Small 
Houses) 

15% 

Note: 
(1) The figure of 10-year Small House demand (with breakdown on the number of eligible male indigenous inhabitants 

currently aged 18 and to be aged 18 in the future ten years who will apply for Small House grants and those living in 
Hong Kong and the overseas) is estimated and provided by the IIRs of the respective villages and the information so 
obtained is not verified in any way by DLO/TP, LandsD. 

(2) No relevant figures were provided by the respective IIRs. 
 
8.15 According to the 2011 Population Census, the total population of the Area was 

estimated to be about 240. As advised by the District Lands Officer/Tai Po, 
Lands Department (DLO/TP, LandsD) (as at 12.1.2016), there are 120 
outstanding Small House applications in the Area (including 33 in Tai Tan, 45 in 
Uk Tau, 31 in Ko Tong and 11 in Ko Tong Ha Yeung) and the total of the latest 
10-year Small House demand forecasts provided and justified by the respective 
IIRs is 414 (including 38 in Tai Tan, 45 in Uk Tau, 192 in Ko Tong and 139 in 
Ko Tong Ha Yeung). Based on PlanD’s preliminary estimate, land required for 
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meeting the Small House demand of 534 is about 13.35 ha (Table 1). 
 
8.16 Given the natural environment, its ecological and landscape value coupled with 

its potential natural terrain landslide hazards, and in view of the recent 
disturbances to the natural environment in the Area, an incremental approach for 
designation of “V” zones for Small House development has been adopted with 
an aim to confining Small House development at suitable locations so as to 
avoid or deter undesirable disturbances to the natural environment and 
overtaxing the limited infrastructure in the Area. Discounting the surrounding 
environmentally sensitive areas, including woodlands, shrublands, seasonally 
wet grassland, marsh, streams, mangroves, backshore vegetation and sandy 
shore which should be protected, a total of about 5.40 ha of land is covered by 
“V” zones (including 1.43 ha in Tan Tan, 1.07 ha in Uk Tau, 2.11 ha in Ko Tong 
and 0.79 ha in Ko Tong Ha Yeung). There is an increase of 2.36 ha in the area of 
the “V” zones as compared with that on the draft DPA Plan (i.e. 3.04 ha). The 
areas reserved for Small House development mainly cover the existing village 
clusters and their adjoining areas. Within the proposed “V” zones, a total of 
about 1.97 ha of land is available, equivalent to about 79 Small House sites 
(including about 19 in Tan Tan, 21 in Uk Tau, 32 in Ko Tong and 7 in Ko Tong 
Ha Yeung), capable of meeting about 15% of the total Small House demand for 
534 Small Houses (about 27% in Tan Tan, 24% in Uk Tau, 14% in Ko Tong and 
5% in Ko Tong Ha Yeung) (Table 1). 

 
8.17 While land zoned “V” is insufficient to meet the Small House demand in the 

Area, as advised by DLO/TP, LandsD, cross-village applications within the 
same Heung might be considered under the current land administrative practice. 
The planning application system provides another measure for the villagers to 
apply for Small House development outside the “V” zones subject to the 
Board’s approval. 

 
Infrastructural Considerations  
 
8.18 In consultation with the relevant Government departments, infrastructural 

considerations for the proposed developments in the Area are set out below. 
 
Transportation 

 
8.19 Pak Tam Road and Hoi Ha Road are single two carriageways largely falling 

within the Country Parks with restricted access4

 

, the possible traffic generated 
by the proposed developments in the “V” zones is considered minimal and 
could be tolerable. 

Sewerage 
 
8.20 There is no existing or planned public sewer in the Area. The proposed “V” 

zones should be kept to a minimum and substantial expansion of “V” zones is 
not desirable. For Small House development, the septic tank and soakaway 

                                                 
4 Vehicular permits issued by the Country and Marine Parks Authority or other relevant departments are 
required for bringing vehicles beyond the barrier gate located at Pak Tam Chung. 
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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 Persons (ProPECC PN) 5/93 – “Drainage Plans 
subject to Comment by the Environmental Protection Department” and are duly 
certified by an Authorized Person, in particular on the aspects of clearance 
distances from sensitive water bodies and percolation test requirements, for the 
protection of the water quality of the Area. 

 
Other Infrastructure and Utility Services 
 
8.21 The Area is provided with electricity and telephone services. Potable water 

supply has been provided to the existing facilities and villages in the Area. 
However, there is no existing or planned public drainage facility in the Area. 
Relevant works departments would keep in view the need for infrastructure in 
future subject to resources availability.  

 
 
9. Planning Intention  

 
9.1 The general planning intention of the Area is to protect its high conservation and 

landscape value which complements the overall naturalness and the landscape 
beauty of the surrounding Country Parks.   

 
9.2 Apart from the environmental and ecological considerations, development in the 

Area is constrained by limited transport and infrastructural provisions. It is also 
intended to consolidate village development so as to avoid undesirable 
disturbances to the natural environment and overtaxing the limited infrastructure 
in the Area.  

  
 
10. Land Use Zonings 

 
10.1 “Village Type Development” (“V”) : Total Area 5.40 ha 

 
10.1.1 The planning intention of this zone is to designate both the existing 

recognized villages and areas of land considered suitable for village 
expansion. Land within this zone is primarily intended for development 
of Small Houses by indigenous villagers.  It is also intended to 
concentrate village type development within this zone for a more 
orderly development pattern, efficient use of land and provision of 
infrastructures and services. Selected commercial and community uses 
serving the needs of the villagers and in support of the village 
development are always permitted on the ground floor of a New 
Territories Exempted House. Other commercial, community and 
recreational uses may be permitted on application to the Board. 

 
10.1.2 Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung are four recognized 

villages in the Area. The boundaries of the “V” zones are drawn up 
having regard to the ‘VEs’, the number of outstanding Small House 
application, Small House demand forecast, local topography and site 
constraints. Areas of difficult terrain, dense vegetation, stream courses 
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and burial grounds have been avoided as far as possible. 
  
10.1.3 As diversion of streams or filling of pond may cause adverse drainage 

impacts on the adjacent areas and adverse impacts on the natural 
environment, permission from the Board is required for such activities 
except public works co-ordinated or implemented by Government, and 
maintenance, repair or rebuilding works. 

 
10.1.4 In accordance with the Environment, Transport and Works Burreau’s 

Technical Circular (Works) No. 5/2005 “Protection of Natural 
Streams/Rivers from Adverse Impacts Arising from Construction 
Works”, under the current administrative practice, development 
proposals/submissions that may affect natural streams/rivers, the 
approving/processing authorities at various stages of the development 
should consult and collate comments from the AFCD and relevant 
authorities and incorporate relevant comments/advice as conditions of 
approval wherever possible. Accordingly, Lands Department (LandsD), 
when processing Small House grant and applications in close proximity 
to existing stream courses, should consult concerned departments 
including AFCD, Environmental Protection Department (EPD) and 
PlanD to ensure that all relevant departments would have adequate 
opportunity to review and comment on the applications. Such 
requirement has been stated in the ES. 

 
10.1.5 The Area is overlooked by steep natural hillside and may be affected by 

potential natural terrain landslide hazards. For future development 
within the Area, particularly in or near the village clusters in Tai Tan, 
Uk Tau and Ko Tong Ha Yeung, natural terrain hazard studies may be 
required to ascertain the scale of the hazards and to provide suitable 
hazard mitigation measures, if found necessary, as part of the 
development. 

  
10.1.6 There is no existing or planned public sewer for the Area. For Small 

House development, the design and construction of the septic tank and 
soakaway systems need to comply with relevant standards and 
regulations, such as EPD’s Practice Note for Professional Persons 
(ProPECC PN) 5/93 – “Drainage Plans subject to Comment by the 
Environmental Protection Department”, for the protection of the water 
quality of the Area. 

 
10.2  “Government, Institution or Community” (“G/IC”) : Total Area 1.77 ha 

 
10.2.1 The planning intention of this zone is primarily for the provision of 

GIC facilities serving the needs of the local residents and/or a wider 
district, region or the territory. It is also intended to provide land for 
uses directly related to or in support of the work of the Government, 
organizations providing social services to meet community needs, and 
other institutional establishments. 

 
10.2.2 The major existing GIC facilities under this zone include the public 

toilet at Ko Tong Ha Yeung, two refuse collection points at Wong Shek 
Pier and Ko Tong Ha Yeung, the telephone exchange, Civil Aid Service 
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Tai Tan Camp and The Jockey Club Wong Shek Water Sports Centre. 
 

10.3 Other Specified Uses (“OU”) : Total Area 0.08 ha 
 

This zone is intended for specific development(s) and/or uses, which is/are 
specified in the annotation of the zone. There is only one “OU” zone on the Plan, 
which is annotated ‘Pier’ and covers the major existing public transport facility 
in the Area, namely Wong Shek Pier. 
  

10.4  “Green Belt” (“GB”) : Total Area 60.21 ha 
 

10.4.1 The planning intention of this zone is 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 is a general presumption against development within this zone.  

  
10.4.2 The “GB” zone comprises mainly woodlands, shrublands, seasonally 

wet grassland, marsh as well as streams including the Tai Tan EIS and 
their riparian zones. It can provide a buffer between the village type 
developments and the country parks and conserve the natural and 
landscape character of the Area. The streams are largely natural except 
for some stream bank modifications near the existing villages. The Tai 
Tan EIS is a freshwater fish hotspot supporting a high diversity of fish 
species including the uncommon Stiphodon atropurpureus (菲律賓枝

牙鰕虎魚). The main stream traversing the Area from the southwest to 
the northeast has high ecological sensitivity. Both the seasonally wet 
grassland and the marsh support common wetland plant species and an 
uncommon species Geissaspis cristata (睫苞豆) was recorded.  

 
10.4.3 The “GB” zone also comprises the small portions of the permitted 

burial grounds along the eastern and southeastern fringes of the Area. 
They have been in existence for many years, and are considered as 
existing use intended for the burial of deceased indigenous villagers in 
the Area. To respect the local ritual and tradition, burial activities 
within this zone are generally tolerated. 

  
10.4.4 There is a general presumption against development within this zone.  

Development in this zone will be strictly controlled.  Development 
proposals will be considered by the Board on individual merits taking 
into account the relevant Town Planning Board Guidelines. 

  
10.4.5 As diversion of streams, filling of land/pond or excavation of land may 

cause adverse drainage impacts on the adjacent areas and adverse 
impacts on the natural environment, permission from the Board is 
required for such activities except public works co-ordinated or 
implemented by Government, and maintenance, repair or rebuilding 
works. 
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10.5 “Conservation Area” (“CA”) : Total Area 0.57 ha  
 

10.5.1 This zoning is intended to protect and retain the existing natural 
landscape, ecological or topographical features of the area for 
conservation, educational and research purposes and to separate 
sensitive natural environment such as Country Park from the adverse 
effects of development. There is a general presumption against 
development in this zone. In general, only developments that are 
needed to support the conservation of the existing natural landscape or 
scenic quality of the area or are essential infrastructure projects with 
overriding public interest may be permitted. 

 
10.5.2 The “CA” zone covers the mature woodland to the northeast of the Ko 

Tong Village which supports some protected plant species e.g. 
Aquilaria sinensis (土沉香) and Pavetta hongkongensis (香港大沙葉) 
and plant species of conservation interest e.g. Balanophora harlandii 
(紅苳蛇菰). 

 
10.5.3 New residential development is not permitted under this zone. 

Redevelopment of existing houses may be permitted on application to 
the Board. The redevelopment of existing houses shall not result in a 
total redevelopment in excess of the plot ratio, site coverage and height 
of the house which was in existence on the date of the first publication 
in the Gazette of the notice of the draft DPA Plan. 

 
10.5.4 Diversion of streams, filling of land/pond or excavation of land may 

cause adverse drainage impacts on adjacent areas and adverse impacts 
on the natural environment. In view of the conservation value of the 
area within this zone, permission from the Board is required for such 
activities. 

 
10.6  “Coastal Protection Area” (“CPA”) : Total Area 2.53 ha 

 
10.6.1 This zone is intended to conserve, protect and retain the natural 

coastlines and the sensitive coastal natural environment, including 
attractive geological features, physical landforms or areas of high 
landscape, scenic or ecological value, with a minimum of built 
development. It may also cover areas which serve as natural protection 
areas sheltering nearby developments against the effects of coastal 
erosion. There is a general presumption against development in this 
zone. In general, only developments that are needed to support the 
conservation of the existing natural landscape or scenic quality of the 
area or are essential infrastructure projects with overriding public 
interest may be permitted. 

  
10.6.2 This zone mainly covers the coastal area along Ko Tong Hau. It 

primarily consists of natural coastline with mangroves, marsh, 
backshore vegetation and sandy shore along the edge of the Area and at 
the estuarine area along the northern section, which supports diverse 
mangrove fauna species and six mangrove species, including the 
uncommon Heritiera littoralis (銀葉樹). The estuarine area also serves 
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as a habitat for diverse brackish fish species. This zone can also 
provide a buffer between the adjoining village area and the marine 
environment. 

     
10.6.3 New residential development is not permitted under this zone.  

Redevelopment of existing houses may be permitted on application to 
the Board.  The redevelopment of existing houses shall not result in a 
total redevelopment in excess of the plot ratio, site coverage and height 
of the house which was in existence on the date of the first publication 
of the draft DPA Plan. 

 
10.6.4 Diversion of streams, filling of land/pond or excavation of land may 

cause adverse drainage impacts on adjacent areas and adverse impacts 
on the natural environment.  In view of the conservation value of the 
area within this zone, permission from the Board is required for such 
activities. 

  
10.7 The proposed land use pattern of the Area is shown in Figure 12 at Appendix IV.  

Detailed land use proposals of the Area are set out in paragraph 9 of the ES 
(Appendix III).  

 
10.8 A comparison of land use zonings on the approved Tai Tan, Uk Tau, Ko Tong 

and Ko Tong Ha Yeung DPA Plan No. DPA/NE-TT/2 and the draft OZP No. 
S/NE-TT/B is shown in the table below: 

 
Land Use 

Zoning 
Area on approved DPA Plan  

 
Area on the Draft OZP 

 
“V” 3.04 ha (4.29%) 5.40 ha (7.63%) 

“Unspecified” 67.75 (95.71%) - 
“G/IC” - 1.77 ha (2.50%) 
“OU” - 0.08 ha (0.11%) 
“GB” - 60.21 ha (85.05%) 
“CA” - 0.57 ha (0.81%) 
“CPA” - 2.53 ha (3.57%) 
Road - 0.23 ha (0.33%) 
Total 70.79 ha 70.79 ha 

 
 
11. Notes of the Plan 

 
11.1 Attached to the Plan is a set of Notes which shows the types of uses or 

developments which are always permitted within the Area and other uses for 
which planning permission from the Board should be sought. The provision for 
application for planning permission under section 16 of the Ordinance allows 
flexibility in land use planning and control of development to meet the changing 
needs.  To provide flexibility for development with design adapted to the 
characteristics of particular sites, minor relaxation of the specific development 
restriction(s) stated in the Notes for particular zones may be considered by the 
Board through the planning permission system. Each proposal will be 
considered on its individual planning merits.  
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11.2 The draft Notes are formulated on the basis of the latest set of Master Schedule 
of Notes (MSN) endorsed by the Board.  

 
 
12. Consultation 

 
12.1 Prior to the preparation of the draft OZP, the major stakeholders have been 

approached for their views/proposals. Views from KFBG, the SKNRC and IIRs 
of Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung Villages have been 
incorporated where appropriate.  The draft OZP together with its Notes and ES 
as well as the Planning Report have been circulated to the relevant Government 
bureaux and departments for comments. Comments received have been 
incorporated into the draft OZP, its Notes and ES as well as the Planning Report 
as appropriate. 

 
12.2 Subject to the agreement of the Board, the draft OZP No. S/NE-TT/B will be 

submitted to the TPDC and SKNRC for consultation. Comments from the TPDC 
and SKNRC will be submitted to the Board for consideration prior to the 
publication of the draft OZP under section 5 of the Ordinance. 

 
 
13. Decision Sought 

 
Members are invited to: 
 
(a) agree that the draft Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung OZP No. 

S/NE-TT/B (Appendix I) together with its Notes (Appendix II) are suitable for 
consultation with the TPDC and SKNRC; 

 
(b) agree that the ES (Appendix III) is suitable to serve as an expression of the 

planning intentions and objectives of the Board for various land use zonings of 
the draft Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung OZP No. 
S/NE-TT/B and the ES should be issued under the name of the Board; and 

 
(c) agree that the ES (Appendix III) is suitable for consultation with the TPDC and 

SKNRC together with the draft OZP. 
 
 
14. Attachments 

 
Plan 1 Planning Scheme Area of the Draft Tai Tan, Uk Tau, Ko Tong and Ko 

Tong Ha Yeung OZP 
Plan 2 Aerial Photo of Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung 
Plan 3 Village Environs and Existing Physical Features of Tai Tan, Uk Tau, 

Ko Tong and Ko Tong Ha Yeung 
Plan 4 Development Constraints and Proposed Land Uses 
  
  
Appendix I Draft Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung OZP No. 

S/NE-TT/B 
Appendix II Notes of the Draft Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung 

OZP No. S/NE-TT/B 
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Appendix III Explanatory Statement of the Draft Tai Tan, Uk Tau, Ko Tong and Ko 
Tong Ha Yeung OZP No. S/NE-TT/B 

Appendix IV  Planning Report on Tai Tan, Uk Tau, Ko Tong and Ko Tong Ha Yeung 
Appendix V Proposal by the Kadoorie Farm & Botanic Garden Corporation 
Appendices 
VIa to VId 

Proposals by the Indigenous Inhabitant Representatives of Tai Tan, Uk 
Tau, Ko Tong and Ko Tong Ha Yeung 

Appendix VII Planning Assessment on the Development Proposals received in the 
Course of Preparation of the Plan 

 
PLANNING DEPARTMENT 
FEBRUARY 2016 
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